HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

 November 16, 2009

7:00 PM

Members in Attendance:

John Wainright, Chairman






Edward Benner






Robert Igo






Paul Weener






Ron Buckalew






Mary Ann Kresen






Charles J. Keener

Staff in Attendance:

Amy Farkas, Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, Senior CRPA Planner






Suzanne Shirvani, Administrative Secretary

Public in Attendance:

John Sepp, PennTerra Engineering
Eric Casanave, PennTerra Engineering






Courtney Pelchar, new Administrative 






Secretary 

Etta Habegger, Centre County Housing and Land Trust

Marvin Risius, resident 

June Walter, resident

George Khoury, Centre County Housing and Land Trust

Bruce Lord, resident

Diane Farr, resident

Cathy Flood, Boalsburg Alliance 

Stephanie Koons, CDT

Cliff Warner, Harris Township Supervisor

Barb Fiscus, Kaywood resident

Allen Fiscus, Kaywood resident

Fred DiMuccio, resident

Paul M. Rittenhouse Sr., resident

Al Vannice, Kaywood resident

Ursula Allison, Kaywood resident

Kay Winter, Kaywood resident

James Myers, resident

Mollie Van Loon, resident

Bill Rininger, resident

Marge and Wes Hymer, resident

Adam Glick, resident

Robert Watts, McCormick Taylor

CALL TO ORDER:

Chairman Wainright called to order the November 16, 2009 meeting of the Harris Township Planning Commission.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the October 19, 2009 meeting.  Mr. Benner seconded the motion.  It was approved unanimously.  
PUBLIC COMMENTS:

Ms. Farkas said that significant damage was done to the children’s play equipment at Blue Spring Park last Thursday evening. She asked the public to contact the State College Police if they saw or heard anything pertaining to the vandalism. 

Ms. Farkas also thanked  Administrative Secretary, Suzanne Shirvani, for her hard work over the last few years. 

Ms. Kresen informed the members of the Planning Commission that this is the time of year they convene the nominating committee. 

Ms. Kresen moved to appoint Mr. Weener and Mr. Buckalew as the nominating committee.  Mr. Keener seconded the motion.  It was approved unanimously.  
NEW BUSINESS:

PRESENTATION FROM CENTRE COUNTY HOUSING AND LAND TRUST:

Chairman Wainright introduced  George Khoury and Etta Habegger from the Centre County Housing and Land Trust (CCHLT). 

Mr. Khoury thanked the Planning Commission for the opportunity to present information on the trust.  

Ms. Habegger began her presentation with an overview of what a community land trust is. She said that community land trusts focus on a variety of issues, such as affordable housing, community revitalization and, in some cases, affordable commercial spaces. There are 200 land trusts in the United States, including six in  Pennsylvania. 

She said Centre County is unique in that it has two land trusts – CCHLT and the State College Community Land Trust (SCCLT). The SCCLT has been in operation since 1996. Their primary goal is to keep owner-occupied homes within the borough. They have served 35 families and 5 of those have been through resale.  CCHLT is a partnership between Habit for Humanity, Housing Transitions, Inc., the SCCLT, the State College Borough and the Housing Authority of Centre County. 

Ms. Habegger said land trusts are based around community needs, they are typically not-for-profit and can be started by a local government, concerned citizens or a partnership of non-profit groups. The board of directors is typically comprised of stakeholders, community members, members of business/government and a benefactor of the program. The key link between land trusts is that homes are provided to those who couldn’t otherwise afford them and that affordability is maintained in perpetuity. 

She said that in its simplest of form, the land trust acquires the land, builds or rehabs a home and then markets the property. Prospective homeowners must qualify for a mortgage and must participate in pre and post-purchase financial counseling. 

Ms. Habegger explained that in the land trust model, the title to the land remains with the trust. A 99 year land lease is signed by the homeowner and the trust, with the homeowner paying a nominal fee each month. A copy of the CCHLT land lease was provided to the Planning Commission. 

She said that CCHLT is working on two projects now - the Thompson Place development in Patton Township and a market study. Thompson Place  has fourteen lots, seven of which are newly homeowner-occupied. Many of the homes were constructed by Habitat for Humanity and some were donated by a private developer. The trust is also conducting a countywide market study to determine the type of homes people are interested in, the places where workforce housing should be targeted and a price range for workforce housing. The study is set to be completed in 2010. 

Mr. Weener asked where the land trust gets its funding. Mr. Khoury answered that the SCCLT which operates solely in the borough, receives a share of the borough’s federal community development and block grant funding. He said that because of the limitation on where this funding can be used, the CCHLT was formed in 2007 to address countywide affordable housing needs. He said the trust does not have a steady source of income, relying on grant funding and donations to fund operating expenses. 

Mr. Keener expressed concerns about the 99 year lease and any complications the agency or the homeowner might face. He asked if it was likely that a family would occupy the home for three generations. Ms. Habegger said that the land lease can be renewed.

Mr. Weener said the Planning Commission is developing a workforce housing manual for the Township. He asked if the trust would have the capability to administer the workforce housing program on behalf of the Township. Mr. Khoury said that the trust is prepared to administer the program. He said an agreement would have to be adopted between the CCHLTand the Township outlining the role each organization will play and the costs associated with the program administration..

Chairman Wainright outlined concerns frequently mentioned by residents, including whether there was a need for workforce housing, property maintenance issues and whether the development of workforce housing leads to increased criminal activity in the area. He asked Ms. Habegger and Mr. Khoury to address these concerns.

Ms. Habegger noted the working history of current land trust homeowners. She said each participant qualified for a mortgage. Mr. Weener noted that the people being discussed are in the same position as half of the people in the county and to associate them with criminal activity is absurd. 

Ms. Habegger said the record of property upkeep is excellent. Overwhelmingly the homeowners take pride in their property and see a financial incentive to the stewardship of it. She said there are also neighborhood covenants and homeowners associations that govern property maintenance.

As for need, she said the Centre County Affordable Housing Needs Assessment Survey of 2005 showed a significant lack of affordable homes at the time of the study and forecasted the same for the next 20 years. The public can review the methodology and findings of the Needs Assessment on the Centre County Planning and Community Development page of the Centre County Government website.

Mr. Benner wondered what happens to the 99 year lease and the $25 monthly fee if the property is sold by the homeowner. Ms. Habegger said the fee is really a good-faith contribution and does not mean that at the end of the 99 years the land belongs to the homeowner. 
Mr. Keener asked how taxes are handled on these properties. Ms. Habegger said that the properties are not subsidized and that the homeowners are responsible for paying the real estate taxes on the property.

Adam Glick, Aspen Heights resident, asked about the resale formula. Ms. Habegger said that the CCHLT formula for resale is to take the base amount paid for the home, add 1.75 percent per year and allow that to compound to come up with the new sales price. Any upgrades or improvements to the property are also considered when determining the sales price. 

Bill Rininger, Kaywood resident, asked what happens to the property and the land trust’s involvement if the homeowner defaults on the mortgage. Ms. Habegger said that the land trust could step in, bring the mortgage current and establish a payment plan with the homeowner. She added that assistance and financial counseling is provided in an attempt to keep homeowners from defaulting on their loans. 
Linda Marshall, of the Centre County Planning and Community Development Office, explained that they do pre and post purchase counseling as part of the first time home buyer program. 

Mr. Khoury said the rate of foreclosure on land trust homes is less than a third of that of the general population. The checks and balances are in place to prevent default but each case would be dealt with accordingly. 
Fred DiMuccio, resident, said that he sees the benefit of workforce housing but he isn’t clear on why the township would rely on developers and those in the new neighborhood to pay for a community project. He said that it is easy to say that it’s a good idea and then to make someone else responsible to pay for it. 

Barb Fiscus, Kaywood resident, asked if it is a requirement for the developer to build workforce housing and if just the land was donated to the CCHLT who would build the houses? Chairman Wainright reiterated that this is just an option for the developer. If the land is donated by the developer, the land trust can select whatever qualified builder they choose. 

Chairman Wainright said that discussion on the draft workforce housing manual will continue at the December meeting. He thanked Mr. Khoury and Ms. Habegger for their presentation.
OLD BUSINESS:

ROCKEY RIDGE PRELIMINARY SUBDIVISION PLAN:

It was moved by Mr. Buckalew and seconded by Mr. Igo to to remove the Rockey Ridge Preliminary Subdivision Plan from the table. The motion was approved unanimously.  
Mr. Shea stated that at the October meeting this plan was tabled to allow time for revisions to be made to the traffic study and the plan. He said the outstanding issues include the open space allocation, the traffic impact study and trees. 

Mr. Shea reminded the Planning Commission that the open space has to be one lot of record and can be dissected by a road. He said that after the last meeting, Township Solicitor was asked if access easements can be used to connect the open space. The Township Solictor felt that legally the access easements do not serve as a connection. 

As shown on the revised plan, the proposed open space preserves a little more of the existing wooded area on the property, but may not be one lot of record should the plan be approved, as three areas of proposed open space are to connected by access easements, not the required 50-foot wide strips of open space. The revised open space agreement has been reviewed and approved by the Township Solicitor. 
Ms. Farkas said the Shade Tree Commission reviewed the proposed tree plantings. The Commission recommended 10 or 11 different species of trees. They encouraged the developer to plant a diversity of species and to also install root barriers with each tree to prevent damage to the sidewalk. The Shade Tree Commission also suggested species for two larger trees at the proposed entrance to the development. These trees will replace the two existing trees that must be removed as part of the project. 

Adam Glick, Aspen Heights resident, said the 100 foot buffer on the Aspen Heights side of the plan has been replaced with a 50 foot buffer. He does not find a 50 foot buffer between his neighborhood and the new development to be acceptable. 

Chairman Wainright asked Mr. Shea what the minimum requirement is for open space. Mr. Shea stated that the open space requirement is 50 feet. He said that the Township can only require the developer to comply with the Township’s ordinance and cannot enforce the 100 foot buffer that was shown on a concept plan.

Barb Fiscus, Kaywood resident, said that there is less than six acres of open space on the Kaywood side of the development. She noted that there is considerably more open space on the Aspen Heights side of the development. She felt this wasn’t fair to the residents of Kaywood. 

Ms. Liggett asked the developer why it looks as the majority of the open space was shifted from the Kaywood side of the plan to the Aspen Heights side. Eric Casanave of Penn Terra Engineering said that it simply gives more flexibility in the design of the interior. 

Robert Watts, Township Traffic Engineer, was present to address his comments on the traffic impact study. He said that most of his comments are engineering related.

Mr. Watts said the developer is proposing a left turn lane at the intersection with Rockey Ridge Road and a right turn lane into Willowbrook Drive. He said that both lanes are warranted but the right turn lane into Willowbrook Drive isn’t required. A traffic signal is not warranted at this time.

He addressed a concern he had with the proposed left turn lane. He noted that although the posted speed limit on Route 45 is 45 miles per hour, the operating speed on the road is actually 55 miles per hour. The speed is a factor in the design of a turning lane, as a higher speed warrants a longer turning lane. He felt the left turn lane should be designed to the operating speed, not the posted speed limit. He said this issue will be decided by PennDOT, who must approve the design for the left turn lane as part of the highway occupancy permit approval process. 

Mr. Watts said that there are some overgrown trees obstructing the site distance for people making a left turn onto Route 45 from Willowbrook Drive. He felt the issue could be addressed through trimming the overgrown areas.

Mr. Weener asked if there would need to be a new traffic impact study required with the next plan submission. Ms. Farkas said that the next traffic impact study will account for the traffic on the remaining tract. 

Chairman Wainright says that the study shows 90 percent of the traffic using Rockey Ridge Road, with the remaining 10 percent being split between the connections with Kaywood and Aspen Heights, He asked if Mr. Watts agrees with this estimate. Mr. Watts said that he agrees that 90 percent is probably the maximum number. He noted that that percentage would include all phases of the development. He also added that the residents of Kaywood might use the exit at Rockey Ridge Road, depending on the direction they are traveling.

Al Fiscus, Kaywood Resident, asked if the new streets would be connected to Kaywood and Aspen Heights. Ms. Farkas said that the Township’s subdivision ordinance requires the interconnection of the streets. Mr. Fiscus said that this ordinance was skirted in the Liberty Hill development. Ms. Farkas said that was a decision made by the Board of Supervisors.  

Mr. Weener asked to clarify if the road occupancy permit issued by PennDOT would specify the design speed of the left turn lane. John Sepp of Penn Terra Engineering said that the permit issued by  PennDOT will dictate the design of the turn lane. 

Mr. Igo moved to table the Rockey Ridge Preliminary Subdvision Plan. Ms. Kresen seconded the motion. The motion was defeated, 4-3, with Mr. Buckalew, Mr. Keener, Mr. Weener and Chairman Wainright voting against it. It was then motioned by Mr. Weener, seconded by Mr. Buckalew to recommend approval of the the Rockey Ridge Preliminary Subdivsion Plan to the Board of Supervisors, contingent upon all outstanding review comments being addressed and a highway occupancy permit being obtained by PennDOT. The motion was approved 4-3, with Mr. Igo, Ms. Kresen and Mr. Benner voting against it. 
DESIGN FOR COMMUNITY:

Mr. Igo moved to table the item.  Ms. Kresen seconded the motion. It was approved unanimously.  
AGENDA FOR DECEMBER:

Ms. Kresen suggested that the Planning Commission receive a report from the Nominating Committee at the December meeting. 
Ms. Farkas said the Planning Commission should also discuss the Kaywood North Preliminary Subdivision Plan, Workforce Housing Manual and Design for Community at its next meeting. 
Mr. Benner suggested finding time in the next meeting to discuss how the Planning Commission can work more efficiently. Chairman Wainright said that might be a topic for the beginning of next year. 

REPORTS:

Zoning permits: The zoning permits were circulated for review. 

CRPC: Mr. Buckalew reported that the Centre Regional Planning Commission and the Transportation and Land Use Committee will hold a joint meeting to discuss how how they can work together. 
ADJOURNMENT: 

There being no further items to discuss, Mr. Keener moved to adjourn the meeting. Mr. Igo seconded the motion. It was approved unanimously. Chairman Wainright declared the meeting adjourned at 9:15 PM . 

Respectfully submitted,

Amy Farkas

Township Manager
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