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HUNTINGDON COUNTY 

INTERGOVERNMENTAL ACTION PLAN 

Introduction: This document is a supplement and a continuation of Continuity Through 
Conservation II, the Huntingdon County Comprehensive Plan. Even before the County 
Plan was officially adopted, the Planning Commission identified key issues to begin 
making the vision of the Plan a reality. The result was the creation of a partnership 
between both the County and municipalities to implement some of the Plan policies. The 
County budgeted for an Action Plan, sought a population-based contribution from 
municipalities, and used this amount to leverage a grant from the Pennsylvania 
Department of Community and Economic Development. The resulting Action Plan 
differs from the County Comprehensive Plan in a number of important ways. This Action 
Plan is short term in its reach. It is less sweeping, but more technical. Finally, the most 
important portion of it is not necessarily the body of the report, but the appendices, 
which contain a number of model ordinances suitable for municipal adoption. 

The following Action Plan is divided into three major parts. The first discusses the need 
to update and revise the current Comprehensive Plan. This is an unusual situation, but 
relates to major changes in the Commonwealth's enabling law for planning, which was 
significantly amended. However, while this does make it necessary to consider 
amendments to the County Plan, the new Code also raises the status of the 
comprehensive plan as an official decision-making tool and creates new opportunities for 
joint and intergovernmental planning. The second focuses on key activities to begin to 
implement the Plan, primarily in preparing model ordinances for local use and outlining a 
strategy to take comprehensive planning to a more detailed municipal or multi-municipal 
level. Finally, this document discusses ways to ensure the Plan remains at the center of 
policy decisions and discussions in Huntingdon County through education, greater 
coordination, and some simple tools to measure progress toward Huntingdon County's 
ambitious vision. 

NEED TO UPDATE THE COMPREHENSIVE PLAN 

Soon after the Huntingdon County Comprehensive Plan was adopted, Governor Tom 
Ridge signed Acts 67 and 68, significantly amending the Pennsylvania Municipalities 
Planning Code (MPC). The MPC is the State law, which enables communities to do 
formal planning, establish planning commissions, and regulate land use. The 
amendments to the Code significantly change the responsibilities of the County Planning 
Commission, the status of the Comprehensive Plan, and the requirements of what a 
comprehensive plan must contain. 
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It should be noted that though it predates the new law, Huntingdon County's Plan is still 
considered valid. The Code considered all plans adopted between 1995 and September 
2000 as legal plans for the purposes of the Act. However, it is still helpful to examine the 
new standards in total. The following will address plan content, plan status, and planning 
agency obligation in the changing climate. 

Plan Content: In Pennsylvania, counties are the only entities required to prepare a 
comprehensive plan. Cities, townships, and boroughs may choose to prepare a plan, but 
are not required. However, if any level of local or county government prepared a plan, it 
must meet minimum standards. 

A comprehensive plan has always needed the following components: 

A plan for land use 

A housing plan 

A community facilities and public utilities plan 

A transportation plan 

A statement about the interrelationship between plan components and 
various neighboring jurisdictions' plans 

With the new Act 67/68 standards, the County Plan must also contain: 

A plan for the protection of natural resources for historic preservation 

An identification of land uses as they relate to natural resources and the 
appropriate use of mineral resources 

An identification of current and proposed land uses of regional impact 
(including large shopping centers, major industrial parks, mines and related 
activities, office parks, storage facilities, large residential development, 
regional entertainment and recreation complexes, hospitals, airports and 
port facilities) 

A plan for the preservation and enhancement of prime agricultural land 

A plan for a reliable supply of water 

How does Continuity Through Conservation II fare against these new standards? While 
not required at the time of adoption, it does contain a Natural Resources and 
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Conservation Plan to, "protect farmland, forest land, natural resources, and the 
environment." It also contains a plan for the preservation of many of the County's 
historic resources. While there is no separate plan for the preservation and enhancement 
of prime agricultural land, this topic was covered extensively in the Land Use, Natural 
Resources, and Conservation and Economic Development Plan chapters. Likewise, the 
concept of "current and proposed land uses of a regional nature" was addressed. From 
the introduction, the Plan states: 

"It is important that the County Plan deal with issues of a regional nature, 
such as growth management, environmental quality, economic development 
and transportation. The municipal plans that have been prepared in 
Huntingdon County over the past decade have generally included only 
those issues specifically related to their own individual jurisdictions. In 
other words, a majority of local comprehensive planning stopped at the 
municipal boundary unless a joint comprehensive plan .was prepared." 

Furthermore, the Plan recognized that the County lacks "large areas suitable for intensive 
job- and wealth-creating development." Therefore, development should be concentrated 
in a few quality areas close to existing activities. The Plan designated the best of these 
limited areas as "business parks," where a variety oflarge-scale, high-impact retail 
commercial and job-generating light industrial businesses could coexist in a quality 
setting with full infrastructure and good access. The future areas for industrial, 
commercial, and residential land designations were also chosen for their ability to sustain 
intense development. Areas where such development would be wholly inappropriate 
have been designated as low intensity, which, by its nature, would preclude regional 
impacts. 

One area the Plan did not significantly address was the "issue of mineral extraction. The 
Plan does mention and support the concept of re-mining. No explicit statement was made 
about where mineral extraction should occur. Obviously, mining is limited to those areas 
where minerals are available. Beyond this is the issue of mining conflicts with other 
developments of regional impact. For example, a 200-acre open pit mine would have an 
obvious impact on a neighboring large-scale residential development. From this 
perspective, mining should be limited to low-intensity areas with good highway access 
depicted on the Land Use Plan. 

The Status of the Comprehensive Plan: Acts 67 and 68 have brought both new 
limitations and conferred a higher status upon comprehensive plans in the 
Commonwealth. The higher status has come through language requiring municipal plans 
to be generally consistent with the County Comprehensive Plan and that zoning 
ordinances and subdivision and land development ordinances be consistent with the 
comprehensive plan. The limitations are in the codification of jurisdictional lines of 
authority between local government and State law. Plans must now contain statements 
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that mineral extraction may affect water sources but still be governed by other statutes 
and also that commercial agricultural production may impact water sources. 
Furthermore, plans must be consistent and may not exceed the following State laws: 

Agricultural Operations- Protection from Suits (1982 P.L. H 54 No. 133) 
Nutrient Management Act (1993 P.L. 12 No.6) 
Clean Streams Act (1937 P.L. 1987 No. 394) 
Oil and Gas Act (1984 P.L. 1140 No. 223) 
Agricultural Area Security Law (1981 P.L. 128 No. 43) 
Surface Mining Conservation and Reclamation Act (1945 P.L. 1198 No. 418) 
Noncoal Surface Mining Conservation and Reclamation Act (1984 P.L. 1093, No. 
219) 
Coal Refuse Disposal Control Act (1968 P.L. 1040 No. 318) 
Bituminous Mine Subsidence and Land Conservation Act (1966 P.L. 31, No.1) 

The explicit mention of these acts in the Planning Code is a legislative acknowledgement 
of the judicial direction of limitations upon municipal planning in Pennsylvania. 
Previously, this would have been a preemption matter addressed by the courts on a case-
by-case basis. Potential limitations are discussed in the Appendix with a summary of 
each law. 

In summary, the revised Municipalities Planning Code states that the Conservation Plan 
in a county comprehensive plan must be consistent with, and cannot exceed, these laws. 
The County Plan does seem to be generally consistent (with the exception of a lack of 
discussion of mining). Perhaps the more important issue is whether this Code and Plan 
language will have a substantial effect on municipalities who wish to reasonably regulate 
mineral extraction or intensive agriculture through their zoning or subdivision and land 
development regulations. The answer from a planning perspective seems to be that this is 
possible if: 

1. The regulations do not replicate the purpose of the aforementioned State laws. For 
example, a confined animal feeding regulation which sought to meet another land 
use purpose, such as setbacks to assure access to light and air and general orderly 
development would probably be upheld. One, which sought to regulate discharge 
into water of the Commonwealth at a municipal level, would not. 

2. The local regulations would need to be reasonable. They, for example, must allow 
some access to mineral resources within the municipality. 

Within the whole context ofland use planning, it seems the inclusion of these laws in the 
Code text on the comprehensive plan are intended to use the county plan as a tool to 
establish parameters in local regulations. 
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County/Municipal Consistency Issues: While these limits are imposed, it is also now 
obvious that the status of both the county plan has been enhanced, and the responsibilities 
of the county planning commission enlarged. Counties in Pennsylvania were always 
required to prepare a comprehensive plan (and all but a handful of, ironically, urban 
counties have). However, the county comprehensive plan must now be updated on a ten-
year basis. This change is significant, as many counties have adopted plans dating from 
the 1970s. Also, the typical comprehensive plan is a two- or three-year effort. Thus, the 
county planning commission may now be expected to devote more time to plan updates. 
(Conversely, plans updated on a more regular basis may need less new background 
research and field work.) The county planning commission is also now changed by the 
legislature to, "publish advisory guidelines to promote general consistency with the 
adopted county comprehensive plan." These guidelines shall promote uniformity with 
respect to local planning and zoning terminology and common types of municipal land 
use regulations. Finally, the county planning commission is now required to review all 
local planning documents at least once every ten years. 

This ten-year review requirement begins to address for the first time in Pennsylvania the 
issue of plan consistency. Prior to Acts 67 and 68, there was no requirement for plan 
consistency between the county comprehensive plan and a city, borough, or township 
plan. For example, a county plan could designate an area for residential purposes and a 
local land use plan could recommend the same area for heavy industrial purposes. The 
new Code now requires general consistency between county and local plans, defining 
consistency as, "an agreement or correspondence between matters being compared which 
denotes a reasonable, rational, similar connection or relationship." Obviously, 
consistency is a very important goal in planning. The question is, when a county and 
local plan are inconsistent, which should take precedence? 

The Code indicates basic primacy of the county plan when it charges the county planning 
agency to issue advisory guidelines. However, the highest primacy rests with multiple 
municipalities. The Code states that "where two or more contiguous municipalities 
request amendments to a county comprehensive plan for the purpose of achieving general 
consistency between the municipal plans or multi-municipal plan, and the county 
comprehensive plan, the county must accept the amendments unless good cause for their 
refusal is established." 
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Plan Content: 

Summary ofMPC Changes 
Affecting Comprehensive Plans and 

Planning Commission Activities 

• Identify land uses as they relate to natural resources and the appropriate use 
of mineral resources. 

• Plan for a reliable supply of water, include: 

• Statements that mineral extraction and agriculture may effect water 
resources 

• Plan for protection of natural and historic resources, including separate 
explicit mention of: 

• Identified plan for historic preservation 

• Plan for the preservation and enhancement of prime agricultural land 

• An identification of current and proposed land uses of regional impact. 

Plan Responsibilities: 

• County must update comprehensive plan every ten years 

• Municipal comprehensive plans, zoning ordinances, and subdivision and 
land development ordinances must be generally consistent with each other 
and the county plan. 

• County planning commission must publish guidelines on how local plans 
and ordinances can be consistent with and implement the county Plan. 

Plan Limitations: 

• Plan cannot exceed major Pennsylvania law, as they relate to agriculture 
and mineral extraction. 

Conclusions: The real intent ofthe consistency requirements is not to create 
jurisdictional primacy debates. Acts 67/68 are very clear in two respects. 
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1. All levels oflocal government must give each other the highest consideration in 
planning. 

2. The future will belong to those who cooperate and plan. 

In light of this, the general Huntingdon County approach of partnership has been 
validated by the Planning Code. If the County and its constituent municipalities work 
together through plan partnerships and joint planning, they can expect: 

• Statutory priority in seeking State grant assistance. 

• That the actions of State agencies will be made with at least some degree of 
consistency with local plans. 

IMPLEMENTATION STRATEGY 

Within both new county obligations under the MPC and the new standards for county-
township and borough cooperation, Huntingdon County must now move forward to 
implement Continuity Through Conservation II. There are four primary means to do this: 

1. Preparation of modem models of land use ordinances consistent with the 
Comprehensive Plan and promoting uniformity in terminology. 

2. Promotion of joint local comprehensive plans as a more detailed, "next step" in 
implementation. 

3. Promoting joint zoning options now available under the MPC as a realistic 
rural/small town alternative to single municipal zoning. 

4. Develop indicators to encourage continual planning. 

MODEL ORDINANCES 

One of the great impediments to implementing the County Comprehensive Plan at the 
local level has been the cost and level of technical expertise necessary in preparing good 
land use ordinances. Many municipalities cannot afford to directly hire a consultant and 
cannot spare time to evaluate numerous model ordinances. The result is many 
Huntingdon County municipalities have either no ordinance or have archaic regulations, 
which really do not achieve their planning goals. Thus, the County Planning 
Commission decided to move beyond advisory guidelines and actually present 
municipalities with good model ordinances, which will at least serve as a starting point 
for local adoption. 
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The models chosen meet certain criteria: 

• Appropriate to Huntingdon County municipalities and local conditions 
• Meeting a goal or objective of the Comprehensive Plan 
• Represents a modem approach with easy-to-read language 

The ordinances prepared for local use were: 

• Model subdivision and land development ordinance 
• Model building permit ordinance with building line and floodplain regulations 
• Model ordinance for establishing a shade tree commission 
• Model outdoor lighting ordinance 
• Model zoning standards for sign regulation 
• Model stormwater management ordinance 
• Model driveway ordinance 

Model Subdivision and Land Development Ordinance: This was viewed as a key 
need because of the stated goal of the Comprehensive Plan to achieve universal coverage 
of the County by these regulations. It was also viewed as a key ordinance to promote 
sound development practices which would include site planning sensitive to the County's 
many steep slopes, floodplains, and other environmental limitations. It was also realized 
that an ordinance for Huntingdon County must be cognizant of the varied rural/suburban/ 
urban/setting. Finally, since many communities lack zoning, it was recognized that large-
scale commercial or industrial land development could occur anywhere. Thus, a need 
was identified to integrate performance standards into land development regulations. 

Some of the ordinances in Huntingdon County are subdivision ordinances, not 
subdivision and land development ordinances, as required by the Pennsylvania 
Municipalities Planning Code. (The Codes states, "The ordinance shall require that all 
subdivision and land development plats ofland situated within the municipality shall be 
submitted for approval to the governing body, or, in lieu thereof, to a planning agency ... ") 
A subdivision ordinance only has jurisdiction where a new lot is being created or a lot 
line moved. Land development encompasses multi-building developments regardless of 
lot status, new non-residential buildings and the creation of condominiums or similar 
alternative divisions of space. Therefore, it was recognized that land development 
regulations could be a tool of particular use for unzoned communities. 

The Model Ordinance that was developed is truly an outgrowth of principles established 
in the County Comprehensive Plan. It recognizes that the County has many natural 
impediments to development and a mixture of urban/suburban and rural areas. Some 
highlights of the ordinance include its lot and density standards, its density-based road 
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standards, its geographic standards for public infrastructure, and its extensive land 
development section. 

The typical subdivision lot requirements in central and westernPennsylvania make no 
allowances for the appropriate density of development based upon the usable nature of 
the underlying land. A standard of 1 dwelling per 2 acres may not be enough to protect 
public health and safety in an area of steep slopes, wetlands, or floodplains. Conversely, 
in a flat, dry area with public water and sewer, a minimum lot size of 1 acre may be 
excesslVe., 

Rather than a "cookie-cutter" lot standard that makes no attempt to account for variables 
within a site, the model ordinance promotes the idea of"net density." Net density is 
simply an assurance that each lot has a minimum buildable area free from hazards and 
limitations. It is accomplished during the subdivision process by a simple site analysis. 
The site analysis requires that all unbuildable areas, such as wetlands, floodways, and 
road rights-of-way be removed from site calculations of minimum lot size. Areas that are 
partially usable, such as steep slopes, are partially removed from calculations. This 
approach accomplishes several important planning goals in the County: 

It steers development away from problem sites and toward highly developable 
sites. 

It protects the forested slopes and floodways that provide inexpensive stormwater 
management as "green infrastructure." 

It assures lot buyers that they are getting a minimum usable area. 

The developer has choices in how to integrate the approach to his site, as seen in the 
attached drawing. A developer can develop bigger lots, smaller "clustered lots," or a 
mixture of sizes. 

Within the context of this net density approach, a community can still set a minimum lot 
size. A ruraLtownship with no public sewer or water would probably need a standard of 
1.5 to 2 acres, due to the needs of on lot sewage and water systems. A borough would 
probably want more modest standards, with an eye toward current or anticipated 
infrastructure service. 

A second feature of this ordinance is similar to its aforementioned flexible lot 
requirements; it does not require a "one-size-fits-all" approach for streets. One of the 
most ludicrous sights in rural areas is a 28-foot wide paved street with curbs on a cul-de-
sac serving 24 homes and exiting onto an 18-foot wide gravel road. This situation is a 
result of both urban and suburban-oriented planners applying their standards to rural 
areas, and highway engineers applying their standards for arterial roads to local roads. 
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Excessively wide roads have been found to actually encourage faster travel; exactly the 
situation which is not desired in a residential subdivision. There is also nothing wrong 
with well-maintained gravel roads in a rural setting. The Model Ordinance standards 
provide flexibility in street design by linking standards to density. The ordinance 
defines three types of subdivision for the purpose of street standards: one acre plus 
(rural), quarter acre to one acre (suburban), and less than quarter acre lot sizes (urban). 
The standards vary from a 20-foot wide gravel cartway for a rural street to a 28-foot 
paved and curbed street urban street where on-street parking is included. 

The ordinance also has other flexible standards. The basic ordinance is designed for a 
township, but where these standards are inappropriate for a borough, a borough 
alternative standard is included. One area where this may be important is in minimum lot 
sizes. Even if a borough does not currently have public water or sewer, they may be 
planning for it. If that is the case, new development may make such a project more 
financially feasible. In such a situation, smaller lot sizes may be encouraged to raise the 
numbers of users, and minimize frontage for tap-in purposes. 

Many of the key provisions of the model subdivision and land development ordinance are 
contained in the land development section. As mentioned previously, many Huntingdon 
County municipalities have no zoning protection. There is, thus, nothing to prevent a 
large commercial or industrial development from locating in the immediate vicinity of a 
residential subdivision. Land development regulations cannot make site-specific 
standards like zoning. However, land development regulations can include uniform 
quality standards to prevent problems from traffic, stormwater, lighting, overcrowding, 
lack of parking, and similar issues. For example, a township land development regulation 
cannot restrict multiple-family dwellings to a single part of a municipality. However, a 
regulation can say that if a multiple-family dwelling is developed, it shall provide a 
minimum number of parking spaces per unit, a minimum acreage per unit, and planting 
standards to buffer any noise and light from neighbors. 

Various forms of land development can have different impacts. A multiple~family 

dwelling development can change the density of a neighborhood, requiring a higher level 
of infrastructure. Commercial development can have significant traffic and stormwater 
impacts (because of large flat roof buildings and huge parking areas). Industrial 
developments can produce additional noise and heavy truck traffic. Realizing that 
impacts vary, the ordinance creates a general standard of land developments and then 
specific standards for several forms of land development including, commercial, 
industrial, confined animal feeding/ confined animal operations, mineral extraction, 
recreational campgrounds, mobile home parks, and multiple-family dwellings. 

As a model, the ordinance will require some local work to make it an adoptable 
regulation. Because the ordinance was prepared in an electronic format, customization 
can be started relatively quickly. The following three-stage process can be used. 
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However, no municipality should ever adopt any ordinance without a thorough 
review by its solicitor. This is particularly true with model standards. As a product of a 
large intergovernmental committee, the Huntingdon County Model Subdivision and Land 
Development Ordinance should be read closely and amended as necessary before 
adoption. This can be most easily done through the three-step process. 

Stage I - Creating a First Draft Edition: This stage consists largely of changing 
this from generic municipal references to a specific locality. Using Morris 
Township as an example, this is done as follows. All Microsoft Word searches 
should be set as case-sensitive, using all capital letters. 

Search For Replace With 
MUNICIPALITY OF MODEL Township of Morris 
MODEL MUNICIPALITY Morris Township 
GOVERNING BODY Board of Township Supervisors 
MUNICIPALITY/MUNICIPAL Township 

Step II - Designate an Approval Body and Process: This ordinance is set up 
for review by a municipal planning commission. After review, the subdivision or 
land development could be approved by either the planning commission or 
governing body. 

Search For 

APPROVAL BODY 

Replace With 

Morris Township Planning Commission 
or Morris Township Supervisors 

The Pennsylvania Municipalities Planning Code permits either body to approve. 
Common practice in Pennsylvania reveals a myriad of approaches. In some 
communities, the planning commission reviews and approves all subdivisions. In 
others, the local planning commission only approves single-stage review of minor 
subdivisions. A frequent small community approach is planning commission 
review and governing body approval of all subdivisions. Another common 
approach is preliminary approval by the planning commission and final approval 
by governing body. 

The Model requires a two-stage review unless the planning commission agrees 
that it is a minor subdivision, where upon a single-stage review remains their 
discretion (see Section 202.D). Final plan approval is inferred to the 
"APPROVAL BODY" which could be either. 

Stage III- Customize Design and Construction Standards, and Land 
Development Standards: As mentioned at the beginning, each standard must be 
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read and understood by the adopting jurisdiction. However, some of the 
assumptions of the Model are crucial in making such decisions: 

• The Model assumes the community does not have an adopted zoning· 
ordinance. If zoning is in place, Section 404 (Lots and Blocks), and 
Alternative Land Development Standards in Sections 505, 506, 507, 508, 
509, 510, and 511 may not be completely necessary or appropriate. It is 
highly recommended the net acreage calculation be included in a zoning 
ordinance as well. This could be by inserting text in the subdivision 
ordinance stating that, "The calculations precede application of zoning 
district minimum lot sizes." 

• The Model assumes a community may have a mixture of urban/village 
situations with full utilities and sidewalks, suburban situations with partial 
or full infrastructure, or rural situations where low-density and even 
unpaved streets may be appropriate. Sections 401 through 410 should be 
examined to consider how the standards would fit the adopting jurisdiction. 
In particular, urban municipalities may not want to consider some rural 
options. For example, Table 407, Type I Subdivision might not be 
desirable in Huntingdon Borough or Mount Union. (See Borough 
standards.) 

• The Model includes both appendices and supplements which must be 
compared to local practice. For example, two street specification standards 
were prepared as a starting point for communities without such standards. 
Other materials, such as the sketches and flowcharts, are intended for 
educational use by both the municipality considering adoption or 
developers who need to utilize the ordinance. Each of these can be 
summarized as follows: 

Fee Resolution- Can be customized and adopted with solicitor's 
rev1ew. 

Street Specifications- Two standards are included. One is the dirt 
and gravel road specification; the other a comprehensive 
specification from another community. The community can revise 
or reject in favor of its own standards. 

Street Specification Sketch - Illustrates principles in the 
comprehensive street specifications. 

Screening Sketch- Illustrates principles in land development section 
of ordinances. 
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Application Form and Checklist- If the Model Ordinance is 
significantly revised, these may need to be revised as well. 

Sample Plan Formats- For educational purposes only, these do not 
negate ordinance requirements, but some developers find them 
helpful. 

Model Developer Agreement- Sets forth a typical agreement for 
fees, surety, and transfer of improvements. 

Flowchart- Again, primarily an educational aid. 

Development Options Sketch- Include as a tool to show developers 
who are not familiar with net density how such concepts can work. 

Alternative Standards for Boroughs- May be examined by boroughs 
as an option to replace standards in the Model Ordinance. 

Following customization, the ordinance can be adopted consistent with Sections 504 and 
506 of the Planning Code: 

I. After full customization, the governing body must schedule a public hearing. 
The hearing must be advertised as a legal notice in a local paper (of "general 
circulation), once each week for two successive weeks. The notices must run 8 
to 29 days before the hearing. (The legal language is no less than 7 or more 
than 30.) 

II. Planning Review: If the municipal planning commission prepared the draft 
ordinance, only the County Planning Commission needs to review it. (A 45-
day review period must precede the hearing.) If a municipal commission was 
not involved, they also must be given the review period. · 

III. The public hearing must advertise and held in conformity to the Pennsylvania 
Municipalities Planning Code and open meeting/open records "Sunshine Act" 
requirements. A good hearing agenda should be prepared. Some policies 
should be established prior to the hearing as to question or comment periods, 
and local government responses. Some governments respond to comments 
orally, some in writing, and some not at all. 

IV. Any time after the hearing (including the same night), a vote on enactment may 
be scheduled. However, the vote cannot take place without a third public 
notice on the scheduled enactment vote. This ordinance must detail: 
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• Date and time of vote 

• Place of vote 

• Where the full ordinance can be seen, read, borrowed, or bought (at 
copying cost) [Copies must be filed with the newspaper (along with 
the required ad) and at the County Law Library.] 

• A summary of the ordinance 

This notice must be prepared by the municipal solicitor. It may be run 8 to 59 
days before the vote. Following the vote (if successful), the municipality has 
30 days to forward a copy to the Huntingdon County Planning Commission. If 
the ordinance is not enacted, or "substantial" amendments are proposed, there 
must be are-advertisement which lists the amendments. This must run once, at 
least 10 days before the vote. Once more, it is essential that the municipal 
solicitor be involved in this process. 

Model Building Permit Ordinance: For a local unit of general government, a good 
building permit process is a must. This most basic ordinance assures that key real estate 
taxes can be fairly collected for improvements, and structures meet basic setback 
requirements (subdivision and land development ordinances have no jurisdiction over 
setbacks where the building in question does not involve the creation of a new or revised 
lot and does not meet the definition of a land development.) Where the community is 
flood prone, it is generally a good policy to integrate this building permit ordinance with 
the floodplain management ordinance. This assures that all new building meets the flood 
protection stand~rds before a permit is issued. The Model Ordinance prepared for this 
project includes both the building permit standards and a "TypeD" floodplain 
management ordinance. In some cases, flood elevations may not be determined and the 
floodplain floodway may not be delineated, but this is based upon the most updated 
ordinance available and is the current Pennsylvania Department of Community and 
Economic Development recommended model. 

Model Ordinance For the Creation of a Shade Tree Commission: Shade trees are 
one of the basic components of livable communities. The presence of street trees 
provides significant energy conservation benefit, adds to the value oflots, and can create 
a safety zone between streets, sidewalks, and homes. The Model Ordinance creates a 
shade tree commission which is charged with the maintenance of public right-of-way 
trees. The primary advantage of this approach is that it allows the general government to 
delegate this responsibility to interested and expert citizens. 
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Model Lighting Ordinance: Outdoor lighting is a typical component of most land 
developments for the safety and convenience of the public. However, while blackened 
parking lots are scary, too much lighting can be equally dangerous. Improper lighting 
creates glare, which can confuse or temporarily blind motorists. 

Excessive lighting and glare is also a real quality of life issue in many parts of 
Pennsylvania. Urban areas, where lights are concentrated, have no views of a star-filled 
sky. Preserving the darkness of the night, where possible, has a very real tourism irnpact 
and can be a draw for residents looking for a country setting as well. 

Residents of neighborhoods where outdoor lighting from nearby commercial 
development is poorly designed also have experienced everything from diminished 
property values to insonmia. Finally, as some communities in the United States are 
beginning to experience real problems with electricity. cost, the ordinance promotes sound 
energy conservation, and efficient use of electricity. 

The model lighting ordinance is not crafted to ban outdoor lighting; the purpose of the 
ordinance is to ensure that lighting is designed to minimize and prevent possible nuisance 
factors. The ordinance adopts design standards which are consistent with standards 
developed by illuminating engineers. The' bulk of this ordinance, in fact, is based upon a 
model developed by the Pennsylvania Chapter of the Society of Illuminating Engineers. 

Model Stormwater Ordinance: One of the unintended consequences of modern forms 
of development has been the concentrations of stormwater runoff, rather than retention 
and re-hydration of the groundwater. Forest land retains up to 70 percent of the rain 
which strikes. Paved surfaces retain less than 5 percent. This runoff must be managed by 
moving it where we want it to go, or it will damage property through flooding. The 
model stormwater management ordinance can be adopted as a standalone regulation, or a 
specification by resolution as an adjunct to the subdivision and land development 
ordinance. This ordinance requires preparation of plans to manage stormwater runoff. It 

; 

also allows for the creation of alternative plans for various drainage basins if the 
community adopts a stormwater management plan. 

Model Zoning Standards for Sign Regulations: Only a handful of Huntingdon County 
communities have zoning. Of those, a few have older ordinances. As a service to all the 
zoned communities, it was decided to include some model standards for the regulation of 
signs within zoned communities. Improperly placed signs can block vehicular line of site 
and signs out of scale can adversely impact neighboring properties. As there were a 
variety of zoning situations, the model attached (based on one developed by the nonprofit 
organization Scenic America) contains standards for a downtown, walkable commercial 
area, residential area, highway commercial area, and rural farm-forest area. The key 
aspect of this ordinance is in linking sign size to building size (larger buildings may have 
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larger signs). A community wishing to utilize the format, but change dimensional 
standards, may do so by searching for the "*" which is keyed to every dimension. 

Model Driveway Ordinance: This ordinance sets planning standards for driveways 
similar to the PennDOT Highway Occupancy Permit. This assures new driveways 
connecting to municipal roads have adequate site distance, and positive drainage which 
will not flood across public roads. 

PROMOTION OF JOINT PLANNING 

As discussed in part one of this Action Plan document, counties are the only entities 
required to prepare a comprehensive plan. While it is an optional activity, formal 
planning is always a good idea, and majority of Pennsylvania municipalities have an 
adopted plan. One of the impediments to local planning can be a lack of resources for a 
small municipality. A local plan, prepared by a professional consulting planner can cost 
from $10,000 to over $50,000, dependent on the level of detail and needed work 
activities. This puts even a basic plan out of the reach of many communities with a 
smaller population. However, joint municipal comprehensive planning can be a realistic 
alternative. 

In addition to significant cost savings, there area other advantages to joint planning. Over 
the past several years, there has been a real emphasis at the state level on providing 
funding assistance to projects which show high levels of intergovernmental cooperation. 
When it comes time for a community to implement a project that needs a grant or low 
interest loan, Pennsylvania funding agencies pay attention to those projects that represent 
more than one township or borough. This has even been seen in the legislative arena, 
where communities are trying to influence state government policy. More communities 
acting in concert means more votes are behind a project. 

If zoning is implemented as a result of a multi-municipal planning program, there are 
other significant advantages. The Pennsylvania Municipalities Planning Code implies, 
and the courts have always interpreted that a community which enacts zoning on its own 
must make reasonable provisions for all conceivable uses. For example, even the most 
rural township must provide areas within its jurisdiction for high-density residential uses, 
heavy industry, and highway commercial development. However, if that township has 
joined a borough in developing a joint comprehensive plan, the two communities can 
craft agreements to share the burden of providing for all uses. The borough ordinance 
might provide for the aforementioned high-intensity uses, while the township could host 
rural uses such as intensive agriculture or cellular towers. This can be done simply by 
drafting and executing cooperative agreements. There is no need to completely merge the 
ordinances. 
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One question many communities ask is why a township or borough should prepare a 
comprehensive plan, if the county already has a plan? By its nature, the county plan 
cannot have the same level of detail as a local plan. For example, the land use maps on 
the county plan are at such a scale and resolution that a shopping center will show up; a 
single small commercial use will not. The level of mapping detail also does not typically 
include property lines, and a good property line base map is one of the foundations of 
local planning. 

Done properly, joint inter-municipal planning can give a community all the level of detail 
of a local plan, while sharing the cost more like a county plan. When complete, each 
participant will have a good assessment of its demographic and economic trends, state of 
public roads and infrastructure, environmental limitations on future development, key 
sites for future development, and the use and precise location of every parcel of land in 
the municipality. A good plan should encompass the following detail: 

A model joint planning work program isjncluded in the Appendix. If such a work 
program is completed as a multi-municipal comprehensive plan, it will give 
participating communities a local plan which fills in details left untouched by 
county-level planning. Done properly, the planning process can also sow seeds for 
more significant forms of inter-municipal cooperation, such as Councils of 
Government and joint zoning. 

Councils of Government: Known as "COGs," this tool offers a range of possibilities for·· 
local communities to increase the effectiveness of their general government operations. 
For example, many communities find the cost of professional code enforcement beyond 
their means. Professional code officers are not interested in 2-3 hour work weeks. COGs 
allow shared services, shared equipment, and an economy of scale that makes such 
ventures possible. One critical issue is the upcoming State Building Code. 
Municipalities will be able to "opt out," requiring the builder to hire a private, third-party 
inspector. However, in much of rural Pennsylvania, these inspectors will be so few in 
number they will be able to command very high fees. A COG-paid officer should be 
both self-sustaining and be able to save municipal residents money for inspections. 

JOINT ZONING 

For those communities which have prepared a joint comprehensive plan, consideration 
may be given to a joint zoning ordinance. While this was briefly discussed under 
advantages of joint planning, its important changes should be highlighted. Under the pre-
Acts 67/68 Planning Code, joint zoning was technically possible, but so complicated that 
less than 15 of the Commonwealth's 2,500 plus municipalities pursued the option. With 
the Acts 67 and 68 changes, joint zoning is now as easy as sharing a piece of road 
equipment. The primary advantage of joint zoning over single municipal zoning is that a 
municipality's obligation to provide for every reasonable use is negated. As mentioned 
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earlier, even a rural township which prepares a municipal zoning ordinance must provide 
heavy industrial and highway commercial areas, regardless of whether or not there are 
appropriate places. Joint zoning allows for common-sense land use decisions. It also 
allow these decisions to be made by the whole "natural community," frequently 
comprised of a center of commercial, industrial, and high-density residential activity 
surrounded by a larger area of! ow-density residential, working landscapes of farm and 
forest and green space. Many of these natural communities center around post office 
designation, or school districts. Joint zoning allows land use decisions to be made by all 
members of this community which shares and economy and institutions across several 
municipal units. 

If communities have adopted a multi-municipal comprehensive plan, joint zoning may 
now be accomplished through formal letters of agreement. These can be as simple as 
defining the uses each will host and the zones the uses will be restricted to. Any 
community concerned about inappropriate land uses should give this new tool 
consideration. It represents the most significant incentive for joint planning ever 
conceived in Pennsylvania. 

INDICATORS: A TOOL TO ENSURE CONTINUAL PLANNING 

In every way, the Huntingdon County Comprehensive Plan has been a success. 
Significant citizen input was sought and obtained from the Quality of Life Survey, Town 
Hall Meetings, and two mini-conferences. A special comprehensive planning committee 
brought in additional input by assisting the Planning Commission with the actual policy 
language of the document. These committee members included agricultural interests, 
economic development, municipal government, nonprofits, and the media. The Planning 
Commission staff, two consulting teams, and the mapping services oflndiana University 
of Pennsylvania worked together to make the document itself readable and graphically 
pleasing. The Planning Commission and County Commissioners moved swiftly to 
approve and adopt the Plan. Summaries were prepared to engage the average citizen, and 
municipalities have responded by becoming formal Plan partners. 

In summary, this effort stands as a model of successful planning as both a process and a 
document. 

The danger in such a successful planning process is that when the document is complete, 
the process stops. People and communities have a natural desire to see the completion of 
the Plan as a milestone. However, it is a milestone, which means that it is time for the 
real work of making the vision become reality. In the past, many good comprehensive 
plan documents have become dust-covered because the process stopped. 

One technique to assure a continued planning process is the use of indicators. Indicators 
are defined as small bits of information that reflect the status oflarger systems. To quote 
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the Community Indicators Handbook (published by Tyler Norris Associates in 1997), 
"Indicators are the mechanism for getting feedback about a system that might otherwise 
be too big and complex to understand." How well is our education system faring? We 
can get a pretty good idea by studying trends in graduation rates or SAT scores. Do 
people have adequate access to the health care systems? Increasing use of the emergency 
room for non-emergency purposes could be an indicator that they do not. 

The great use of indicators is that they represent a simple way io look at progress toward 
a goal on a regular periodic basis. Each year, a planning agency can release indicators. 
In communities where these are used, they become very popular with the media. Citizens 
like the "info-bite" approach, just as they like David Letterman's top ten lists. 

Obviously, indicators will differ tremendously from one community to the next. Palo 
Alto, in California's Silicon Valley, used a number of engineering graduates as a major 
indicator. Greenville County, South Carolina used percentage oflive births to unmarried 
mothers as social indicators. Toronto, Canada measures the pyrcent of households using 
food banks. 

Experts in indicators recommend that a public process be used to establish goals and 
objectives and that specific indicators be developed as ways to measure progress toward 
those goals. Huntingdon County is already through the initial public goal-setting process, 
and some of these can be immediately transferred into indicators. The following are 
policies taken from the Plan that are nearly ready-made indicators: 

Policy: Encourage all municipalities to become municipal partners by adopting the 
County Comprehensive Plan by reference. 

Indicator: Number and percent of municipalities who have passed the support 
resolution. 

Policy: Encourage the development of municipal and regional comprehensive plans in all 
areas of Huntingdon County. 

Indicator: Percent of municipalities with an adopted plan in the past ten years. 

Policy: Move toward complete coverage of Huntingdon County by subdivision and land 
development regulations. 

Indicator: Percentage of municipalities with adopted subdivision and land development 
regulations. 

Policy: Ensure there is zoning coverage of all boroughs in Huntingdon County and 
selected townships. 
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Indicators: Percentage of boroughs with adopted zoning ordinances. 

Percentage of townships with significant growth and development (as measured through 
census or building permits) with adopted zoning ordinances. 

Policy: Support the upgrading of zoning and codes administration in Huntingdon 
County. 

Indicators: Percentage of municipalities with modem Floodplain/building permit 
ordinance. 

Percentage of municipalities with professional designated code enforcement officer. 

Percentage of municipalities with shared code· officer. 

Over time, there may be a need to develop further indicators. For example, if universal 
coverage of subdivision regulations are achieved, another objective or policy can be 
moved into priority. Through the use of indicators, the County can have a system which: 

Keeps the Comprehensive Plan at the center of policy discussion. 

Makes it possible to measure implementation. 

Reduces complex concepts into digestible bits of information to keep the 
media and citizens informed and involved. 

Report Card: Another example of measuring progress toward planning goals is the 
report-card approach. The Huntingdon County Action Plan portion of the County 
Comprehensive Plan contained approximately 60 major ideas and 120+ specific actions 
to implement the Plan. As of this writing (about 14 months after Plan adoption), 16 
major ideas and 34 specific actions have been implemented as ongoing programs or 
completed one-time actions. These policies and actions are illustrated in the next table, 
taken from the Comprehensive Plan. 
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HUNTINGDON COUNTY ACTION PLAN: REPORT CARD 

Status - Complete = .I 
Ongoing=* 

Policies 
Encourage all municipalities to adopt the 
County Comprehensive Plan by reference, 
becoming municipal partners. 

Promote complete coverage of Huntingdon 
County by Subdivision and Land Development 
Regulations 

Promote zonmg ordinance coverage of all 
boroughs in Huntingdon County and select 
high-growth townships. 
Upgrade the level of zomng and codes 
administration in Huntingdon County 

Encourage the preparation of municipal or 
multi-municipal/regional comprehensive plans 
as a logical extension of the County 
Comprehensive Plan. 

Develop a model subdivision and zorung 
ordinance, which incorporates "best 
management principles" such as neo-traditional 
development and conservation subdivisions. 
Integrate the protection of envirorunentally 
sensitive areas (steep, npanan, floodplain, 
wetland) into local zoning and subdivision 
ordinances. 
Improve the level of enforcement of local 
floodplain regulations and development of 
riparian buffer zones. 

Prepare a model sign ordinance for community 
use in protecting scenic corridors. 
Conduct a natural heritage inventory of 
Huntingdon County. 

1. 
2. 
3. 

1. 

2. 
1. 
2. 
3. 
1. 

2. 

1. 

2. 

3. 
4. 

1. 
2. 
3. 

1. 

2. 

1. 
2. 
3. 
4. 
1. 

1. 

2. 
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Actions 
Send resolutions to municipalities . ./ 
Offer recognition to municipal partners.* 
Explore higher levels of County assistance 
to municipal partners.* 
Determine which municipalities desire to 
become partners . . 

a model m prepanng 
ordinance . ./ 
Develop model ordinances . ./ 
Support joint grant application.* 
Contact municipalities.* 
Develop library of model ordinance text.* 
Offer P A Municipal Planning Education 
Institute workshops . ./ 
Investigate shared administration by 
several municipalities.* . 

Notify communities of need and funding 
possibilities.* 
Provide assistance to communities Ill 

consultant selection and first steps.* 
Provide County financial incentive. 
Provide professional rev1ew of draft 
Plans.* 
Determine municipal interest.,/ 
Examine funding . ./ 
Develop model ordinance . ./ 

Integrate into model zonmg and 
subdivision projects . ./ 
Find defensible standards used by other 
Pennsylvania communities . ./ 
Review floodplain ordinances . ./ 
Meet with flood-prone municipalities . ./ 
Draft new regulations . ./ 
Conduct municipal workshops . ./ 
Include in preparation of other model 
ordinances.,/ 
Contact Western Pennsylvania 
Conservancy/secure funding. ,/ 
Begin Inventory.* 
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Policies Actions 
Promote a strategy for the preservation of 1. County creates a Farmland Protection 
agricultural land, which includes the addition Board . .! 
of new Agricultural Security Areas, purchase 2. Designate support staff. ,/ 
of agricultural easements, agricultural zoning 3. Apply for funding. * 
and other techniques. 
Include deed notation m subdivision 1. Integrate into subdivision and land 
regulations in Agricultural Security Areas. development ordinances . .! 
Target major industrial-commercial 1. Do site planning.* 
development into 2-3 high-quality sites to be 2. Develop sites.* 
developed as true public-private partnerships. 
Begin an organized effort to publicize local 1. Convene meeting to develop a coherent 
economic development successes. PR strategy.* 
Develop prison land in Smithfield Township as 1. Develop standards to issue a Request for 
a high-quality retail/service center. Proposals from developers . .! 

EDUCATION PLAN 

A major objective of Continuity Through Conservation II was to, "Develop a planning 
education program to promote best practices in planning and land use regulation 
techniques and professional administration ofland use ordinances." A large part of the 
implementation strategy has been devoted to these efforts. 

It was decided that the first educational focus should be on municipal officials. 
Municipal officials are generally the "front-line" troops in planning, as they encounter 
development issues on a daily basis in their communities. 

During the course of this planning work, a number of municipal efforts were offered, 
including: 

• PMPEI Basic Subdivision Course - A three-night course on subdivision 
regulations. A scholarship was offered by the County to participating 
municipalities. 

• A short course which centered on the Model Ordinance prepared for this project. 

• Farmland Preservation- A one evening workshop on tools to protect farmland. 

• A basic course on building permits and floodplain regulations. 

The Importance of Continuing Education: It must be noted that the efforts conducted 
within the realm of this action plan, represented a continuation of policies which were 
developed during the preparation of the County Comprehensive Plan. In many ways, 
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Continuity Through Conservation II was more than a document; it was a process. By 
necessity, a large part of the process was devoted to educating local officials, citizens, 
and various components of the community about planning. As planning efforts move 
from the broad themes of a county comprehensive plan to the specific implementation of 
local plans, and ordinances, this kind of continuous education becomes absolutely crucial. 
The famous Gifford Pinchot, early twentieth century Pennsylvania Governor and founder 
of modem scientific forestry in America, once said, "Find out in advance what the public 
will stand for. If what you want to do is right and the public won't stand for it, postpone 
action and educate them." Efforts like the Huntingdon County quality oflife survey and 
many town hall meetings have shown the issues the public will stand up to support. The 
need now is to continue to build public knowledge about planning tools, whether those 
tools are zoning, tax abatements for industry, or running a new sewer line. 

As planning gets more specific, there is also a greater expectation of conflict between the 
various members of the community. Here again, education can help by bringing potential 
enemies into the same room, under the banner of their common membership in 
Huntingdon County. A great example and success of this type of this was the Land Use 
and Conservation Mini-Conference, held in Huntingdon in 1999. Some participants 
noted that citizens with very different attitudes were sitting at one table agreeing on major 
land use plan concepts. 

Planning must also continue because local leadership changes. Planning commission 
members bum out, elections bring new supervisors to a township. This brings a need for 
the same basic foundations to be taught again. Finally, in the big picture, psychologists 
have learned that lifelong learners are generally happier, healthier people. Professional 
planners, veteran-elected officials, and newly interested citizens can all benefit from 
planning education. 

Within this context, it is recommended that Huntingdon County continue its current 
efforts and expand them where possible. The education programming should be divided 
between citizen-based, municipal official, and special interest targeted audiences. 

Citizen-based efforts are frequently the least cost option and can be done with local 
resources. Evening mini-conferences and town hall meetings give citizens a chance to 
learn about planning while simultaneously expressing their opinion. This two-part 
approach (teaching and listening) has had success in many places. The agenda for such 
future programs will be based on planning needs. For example, a downtown 
revitalization project can incorporate a citizen design charette. Charettes are guided by 
design professionals, but allow all participants to convey their ideas and see them 
professionally rendered. 

Efforts targeted toward municipal officials should be generally more technical, but must 
also recognize the variety of municipal situations which exist in Huntingdon County. 
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There are communities in the County which have already prepared a comprehensive plan, 
and adopted a subdivision and land development, or zoning ordinance. There are at the 
same time municipalities which have never done any of these, or ever filed a grant, 
managed a park, or participated in a COG. The diversity of experience may lend itself to 
both regional approaches, simultaneous approaches, or peer-to peer assistance. 

In general, municipal training is also better organized at the State level. The Township 
and Borough Associations both offer periodic training which the County can continue to 
facilitate by serving as a point of contact and space provider. 

One of the best-attended educational opportunities held during this process was aimed at 
a special interest group, specifically, farmers and the agricultural land preservation 
workshop. This represents a proven way of reaching citizens, by targeting them in the 
areas where they have specific skills, or interests. There are almost limitless ways to 
continue this. Planning has an effect on all homeowners, businesses, and many 
institutions. For example, school district officials could benefit from a basic course in 
how planning can affect their tax revenues, or tools such as tax abatements and pedestrian 
safety through traffic calming. 

One impediment to planning education is the cost of providing it. There are various ways 
to subsidize this. Some foundations, such as the Clearfield-based Canaan Valley 
Institute, will fund workshops, as will some State agencies, such as the Department of 
Community and Economic Development and the Pennsylvania Historical and Museum 
Commission. Another approach is to expand the base by offering a multi-county 
conference. This will allow regional and national level speakers to be brought in at a 
lower cost, using larger numbers of attendees from elsewhere to subsidize the cost for a 
County resident. 

The Huntingdon County Comprehensive Plan defined the role of the County as fourfold: 
educator, facilitator, technician, and grantsman. The role as educator must precede the 
other three. Technical assistance will not be sought by those who do not first know what 
to do. Grant programs must be known about before a community can apply for them. 
Facilitators can only succeed where the participants have enough knowledge to see 
various possibilities. Huntingdon County has been very successful in its planning 
education efforts. However, these must be continuous and widespread if the lofty vision 
of Continuity Through Conservation II is to become a reality. 
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APPENDIX A 
SUMMARY OF ENVIRONMENTAL LAWS AS THEY RELATE TO THE 

PENNSYLVANIA MUNICIPALITIES PLANNING CODE 

Agricultural Operations- Protection From Suits (1982 P.L. 454, No. 133): The 
Commonwealth of Pennsylvania's policy toward agricultural land is to conserve, protect, 

· and encourage its development and improvement for the production of food and other 
agricultural products. Common impediments to agricultural operations and investments 
are nuisance suits and ordinances. These impediments often come into play when non-
agricultural land uses extend into agricultural areas. The suits and ordinances then often 
force a cease in current agricultural operations, or discourage future investments to the 
current agricultural operations. This act limits the circumstances under which the 
nuisance suits and ordinances may effect agricultural operations, thus protecting the 
Commonwealth's agricultural resources. 

Local ordinances are affected in the following ways: 

• 

• 

Municipalities may not include normal agricultural operations under public nuisance 
definitions or prohibitions. Agricultural operations that have a direct adverse effect 
on public health and safety are not exempt. 

Direct commercial sales of agricultural commodities are authorized upon property 
owned and operated by a landowner, as long as the landowner produces at least 50 
percent ofthe agricultural commodities sold. Direct sales are authorized without 
regard to the 50 percent limitation if crop failure beyond the landowner's control 
occurs. 

Public nuisances are affected in the following ways: 

• Nuisance actions cannot be brought against an agricultural operation if it has been in 
operation for one year or more prior to the action; if the condition taken action against 
has existed substantially unchanged and is normal agricultural operations; or for 
substantially changed facilities, if they have been in operation for one year or more 
prior to the action, or are addressed in an approved Nutrient Management Act. 

• Persons, firms or corporations retain the right to recover damages sustained by them 
from any agricultural operation in violation of Federal, State or Local statutes; or 
from the pollution or change of any stream; or from the flooding of any lands. 

Nutrient Management Act (1993 P.L. 12, No. 6): This act grants the State 
Conservation Commission powers and duties to establish minimum criteria for nutrient 
management plans, evaluate and identify emerging best management practices, evaluate 
criteria for concentrated animal operations, and provide education and funding when 
available to the agricultural community for implementation of proper nutrient 
management. 
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Operators of concentrated animal operations shall implement nutrient management plans 
and amendments consistent with this act that have been developed and certified by 
nutrient management specialists. Plans shall be reviewed by the local conservation 
district or Commission for Agricultural Operations under the approved review procedure, 
and approved under the condition that they satisfy the requirements ofthis act. Nutrient 
management plans shall be fully implemented within three years of approval, unless 

· appropriate cause, amendment or capital improvement extensions are granted. 
Development and implementation of nutrient management plans are conditions for 
receiving financial assistance dedicated to development of such plans. Nutrient· 
management plans may also be required for any agricultural operation in violation of the 
Clean Streams Law, or submitted voluntarily by non-concentrated animal operations. 

The primary effect of this act upon local ordinances would be in county, township, or 
borough regulations, which would exceed DCNR/DEP jurisdiction. Though a 
community could reasonably regulate a concentrated animal operation, it could not do so 
for the express purposes of preventing nutrient contamination of water. 

The Clean Streams Law (1937 P.L. 1987, No. 394): This act is in effect to preserve 
and improve the purity of the waters of the Commonwealth of Pennsylvania for the 
protection of public health, animal and aquatic life, industrial consumption, and 
recreation. The discharge of sewage, industrial waste, or other substances that contribute 
to, or create a danger of, pollution into Commonwealth waters is declared not to be a 
reasonable use of the waters and is therefore a public nuisance. The DEP is authorized to 
carry out this act: 

The Department will have the powers and duties to: implement this act through rules, 
regulations, and orders; establish water quality control and management policies; develop 
and implement public water supply, waste management, and other water quality plans; 
review relevant research and report to the legislature and governor; review and take 
action on all relevant permit applications; receive and act upon complaints; make 
inspections of properties to endure compliance. The Clean Water Fund shall be 
maintained to receive permit fees, bond forfeitures, and costs recovered to facilitate the 
implementation of this act and the elimination of pollution. 

The primary limitation to community powers in this case is that if a discharge meets State 
standards, the community cannot exceed State water quality regulations. 

Oil and Gas Act (1984, P.L. 114 0, No. 223): This act also relates to the development 
of coal, in addition to oil and gas. General requirements are provided concerning the 
following topics: the drilling and operation of oil and gas wells, well permits, permit 
objection rights, well registration and identification, inactive status, well location 
restrictions, well casing requirements, well bonding requirements, safety device and 
plugging requirements, reporting requirements, certain operating requirements for coal 
mines, general distance requirements, and alternative methods. An Oil and Gas Technical 
Advisory Board is created to review and comment on all regulations of a technical 
manoer drafted and presented by the Department. 
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Specific regulations are also provided on the following aspects of underground gas 
storage: reporting requirements for gas storage and coal mining operations, general gas 
storage reservoir operations, gas storage reservoir operations in coal areas, inspection of 
facilities and records, reliance on maps and burden of proof concerning distances 
between sites, and exemptions. The preemption of all local ordinances and enactments 
regulating oil and gas well operation s regulated by this act, specific relationships to solid 
waste and surface mining, regulatory authority of the Environmental Quality Board, and 
the inability for this act to effectprevious rights or authorities conferred to the 
Department from specific previous acts. The primary effect is thus a local ordinance 
cannot regulation operation, including setbacks. 

Agricultural Area Security Law (1981 P.L. 128, No. 43): The Commonwealth of 
Pennsylvania has clear policies concerning its valuable agricultural resources. The 
Commonwealth has pledged to conserve and protect, and encourage the development and 
improvement of its agricultural lands for the production of food and other agricultural 
products. It has also pledged to conserve and protect its agricultural lands as valued 
natural and ecological resources due to their contribution to open space, clean air, and 
aesthetics. 

This act authorizes local government bodies to establish Agricultural Security Area 
Advisory Committees. This committee will advise the governing body as to the 
establishment, modification, and termination of agricultural security areas. Regulations 
for proposals are included that discuss the size and type of land eligible, proposals across 
government boundaries, fees, and notices. The State Agricultural and Preservation Board 
is also established to administer the purchase of agricultural conservation easements by 
the Commonwealth. The Agricultural Conservation Easement Purchase Fund is created 
as the source of all monies to implement this act. 

General regulations are also present that pertain to public hearings, evaluation criteria and 
decision making on the proposed area, timely reviews of created agricultural security 
areas, appeals, and limitations and policies regarding local regulations, Commonwealth 
agencies and certain governmental actions. 

Finally, there are several mineral extraction acts, beginning with the, Surface Mining 
Conservation and Reclamation Act (1945 P.L. 1198, No. 418): This act is meant to 
regulate the practice of surface mining in Pennsylvania. Regulation of surface mining 
will proceed through the use of licensing, enforcement of Department rules and 
regulations, and permits (that shall include necessary maps, surveys, detailed reclamation 
plans, filed bonds, and other requirements). 

One aspect of this act of importance is the concept of remining. This act will designate 
areas suitable for reclamation by re-mining surface activities (such as bond forfeiture 
areas); and provide for re-mining according to special regulations in areas with 
preexisting pollution discharges. Re-mining shall be deemed unsuitable if the 
reclamation requirements of this act are not technically or economically feasible. The 
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Re-mining Operator Assistance Program exists to cover expenses related to application 
preparation for re-mining activities as an incentive for re-mining. One interesting 
question which may remain unresolved is any vested rights or nonconforming rights of 
continuance from re-mining. It may be worthwhile for municipalities to investigate 
establishing a different zoning standard for re-mining. 

Noncoal Surface Mining Conservation & Reclamation Act (1984 P.L. 1093, No. 
219): This act relates to the conservation and reclamation of areas used in the surface 
mining ofnoncoal minerals. The purpose of this act will aid in the protection of birds 
and wildlife, enhance land values, decrease soil erosion, prevent pollution to streams and 
rivers, protect and maintain water supplies, protect land, enhance land use management 
and planning, prevent and eliminate health and safety hazards, and generally improve the 
use and enjoyment of the lands. 

Coal Refuse Disposal Control Act (1968 P.L. 1040, No. 318): The Commonwealth of 
Pennsylvania recognizes that the prevention and elimination of certain conditions that 
result from the operation of coal refuse disposal areas is directly related to the health, 
safety, and welfare of the people of the Commonwealth. Specific conditions may relate 
to air and water pollution, water supplies, or the slipping, sliding or burning of coal refuse 
disposal areas. Therefore, the Commonwealth will use this act to control and regulate 
coal refuse disposal and to encourage the siting of coal refuse disposal operations on land 
previously disturbed by mining activities or coal refuse disposal operations. 

The Bituminous Mine Subsidence & Land Conservation Act (1966 P.L. 31, No. 1): 
A number of factors resulting from non-pit or strip mining as declared by the 
Commonwealth of Pennsylvania are relevant to the creation ofthis act, including: failure 
of current legislation and laws to protect the public interest in preserving our land; serious 
impedance of land development by mine subsidence; a clear and present danger to the 
public's health, safety and welfare from mine subsidence; erosion of community tax 
bases from subsidence; the importance of mining and related industries to the 
Commonwealth; and inadequate notice in regard to subsurface support of surface 
structures. This act, therefore, provides for the conservation of surface land areas affected 
by bituminous coal mining methods other than "open-pit" or "strip" techniques, 
enhancement of land values, preservation of surface water drainage, restoration or 
replacement of water supplies, prevention and elimination of health and safety hazards, 
compensation of surface structures damaged by underground mining, and general 
improvement of the use and enjoyment of the lands. Bituminous coal mines subject to 
the regulations of this act are required to have permits obtained through application that 
contain appropriate maps, plans, and other requirements, and are submitted for public 
notice. Bonds or other security are also required to insure the applicant's faithful 
performance of mining or mining operations. Applications shall also address provisions 
for mine stability, prevention of damage, and human safety. This act contains provisions 
requiring the restoration or replacement of water supplies affected by underground 
mining, and the restoration or compensation for structures damaged by underground 
mining; along with procedures and voluntary agreements relative to these requirements. 
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As with the situation with gas and oil extraction, State agencies are given a clear 
jurisdictional preeminence in these areas of both coal and non-coal mineral extraction. 
This would include all areas where there are regulations for setbacks from wells, property 
lines, or homes. It would not necessarily pre-empt locational requirements in a zoning 
ordinance, or a performance standard that required parking or screening. 

Finally, in addition to consistency with the aforementioned statutes, all plans must now 
contain statements recognizing that: 

"Lawful activities such as the extraction of minerals may impact water supply 
sources and such activities are governed by statutes regulating mineral extraction 
that specify replacement and restoration of water supplies affected by such 
activities." 

and 

"Commercial agricultural production may impact water supply sources." 
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APPENDIXB 

MODEL MUNICIPAL COMPREHENSIVE 
PLAN WORK PROGRAM 



APPENDIXB 
MODEL PLANNING WORK PROGRAM 

PART 1 -BACKGROUND ANALYSIS 

Mapping: Using a combination of plat books and Huntingdon County assessment maps, prepare 
a property line map of the municipalities which comprise the Study Area in electronic format. 
This map should be the basis of both the housing and land use analysis. Other map layers should 
be gathered to reflect: 

Wetland probability per USFWS maps 
General soil types, with an emphasis on prime active farmland 
Slopes, based upon USGS 1:24,000 series maps 
Presence of public water and sewer lines 
Public Roads 

Additional maps may be required based upon the result of the plarming study. 

Land Use: A total land use survey for the municipality. Land use categories will be seven in 
total, i.e., Residential (single-family and multi-family), Mixed Use (commercial and residential), 
Commercial, Public and Institutional, Recreational/Public Open, Industrial, Open/Wooded 
Private, and Agricultural. 

Also, this work element should also examine and critique any existing land use/development 
ordinances. 

Housing: A 100% survey of all residential structures in the Study Area would be completed. 
Current housing conditions will be measured on a four-tier system, using two levels of 
deteriorated housing in addition to sound and dilapidated classification. 

Other housing elements will include: 

• Housing characteristics - 1980-2000 per Census reports. (This assumes Year 
2000 data would be available.) 

• Public/assisted housing inventory, including waiting lists. 

• Code, ordinance, and other potential regulatory barriers to affordable housing. 

Community Facilities: With the evolution of increasingly strict environmental guidelines, 
modern infrastructure becomes more and more important. The Plan will address the following 
elements: 

• Water- current source, storage, and treatment facilities, their capacity and 
condition. Current distribution system, characteristics, and condition. Problems, 
as known, relative to Federal or State drinking water standards. 
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• Sewer- current treatment facilities, their capacity and condition. Current 
collection system characteristics and condition. Problems, as known, relative to 
Federal or State standards. 

• Storm Drainage - current system and problems. 

• Other Utilities - gas, electric, telephone, and cable, service area and adequacy. 

• Community Facilities -

Transportation: 

Schools-enrollment and building capacity 
Health-access to both outpatient and in-patient care 
Cultural Facilities: Type, size, condition, and adequacy 
Recreation: Inventory, type, size, condition, and services 

Road and Highway Network: The identification, characteristics and adequacy of major 
roads and highways. Traffic count data, as available, from PennDOT or local sources. 

Bridges: Inventory and known characteristics. 

Safety: Accident data per local police and PennDOT sources, characteristics and 
condition. 

Current "TIP," "SAMI" and long-range "TEA 21" projects. 

Other transit/transportation modes as appropriate. 

Historic Preservation: This section will begin a process which can aid local officials to 
effectively manage historic resources in the community. This section will include: 

a. A brief history of the Study Area will be prepared. The emphasis ofthe historic 
analysis will be to establish a contextual. The emphasis will be on the events and 
broad cultural patterns which influenced the region's built environment. 

b. The consultant team will analyze the various preservation administration tools which 
the borough could potentially employ. At a minimum, the local ramifications of the 
National Register of Historic Places, local historic districts, and historic overlay 
zoning will be examined. 

Demographics and Economy: 

Demographics: An overview of the 2000 Census with emphasis on: 

Overall changes 1970-2000 
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Age characteristics* 
Family/household characteristics* 
Income* 
Industry/employment* 
Projections to the year 2020 

*Assume Census 2000 data available. 

Economy: An overview of the area economy, its performance and characteristics over 
the p·ast 10 years. Impact of recent events in terms of jobs and taxes will be measured, 
along with overall trends for the area, region, State, and Nation. Although the industrial 
sector will be emphasized, retail, service, and wholesale analysis will be included. 

PART II 
COMPREHENSIVE PLAN 

Land Use: The Land Use Plan will contain a brief analysis of existing land use patterns and a 
Future Land Use Plan for the Municipality. The Future Land Use Plan will contain a short-term 
element aimed at existing zoning maps as well as a traditional long-term Plan. The Plan shall 
contain both mapping and narrative elements. The Plan should also include a Natural Resources 
Conservation Element. 

Also included in this element will be recommendations for Municipality's Land Use Ordinances. 
The Plan will recommend: 

• Changes to all land use ordinances, as needed. 

• Additional elements, as appropriate, such as TRDs, PRDs, and Land Development 
Regulations. 

• Changes to conform to the current Planning Code. 

Housing: This element will have sections including: 

• Condition of housing implications for a targeted (neighborhood-based) housing 
rehabilitation program, including (if needed) annual goals and geographic 
targeting. 

• Future housing needs, with emphasis on type of housing. This will include 
"Expected to Reside" analysis. 

• Review and recommendations on land use ordinance/codes, re: barriers to 
affordable housing. 

• Special housing needs. 
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• Energy conservation considerations for housing. 

Transportation: An overall analysis of area transportation needs, with project 
recommendations. This element would cover "TEA 21" as well as locally funded projects. 
These project recommendations will deal with capacity, condition, and safety. Other 
transportation issues would be included, as appropriate (transit, rail, etc.). 

Community Facilities: An examination of facilities and utilities, and their adequacy for the 
next 10 to 20 years. Although all elements will be addressed, four elements will receive 
emphasis: 

Water: Future plant, storage, distribution system needs, projected service areas. 

Sewer: Future plant and collection system needs, future service areas. 

Storm Sewer: Needs and recommendations. 

Recreation: Physical and service recommendations. 

A combined Community Facilities and Transportation Plan Map is anticipated. 

Historic Preservation: The project planner will assist local officials in formulating a brief 
historic resources action plan. Thi~ Plan will be based upon local objectives in preservation, 

Economy: This section will offer an analysis of where the area's economy is.headed. It will 
include program and project recommendations for the future. 

Action Plan: A five-year Action Plan for programs, ordinances, and projects for the 
Municipality. This will be completed in an abbreviated form, using a table or chart approach. 
Where appropriate, responsible organizations, costs, possible funding sources, and time lines will 
be provided. The Action Plan should also address interrelationships between Plan elements and 
intergovermnental relationships per the Pennsylvania Municipalities Planning Code 
requirements. 
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