HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

January 19, 2010

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






Courtney Pelchar, Administrative Secretary

Public in Attendance:

Fred DiMuccio, resident

Paul M. Rittenhouse Sr., resident

Barb Fiscus, Kaywood resident

Allen Fiscus, Kaywood resident 

Kevin Harvatine, Kaywood resident 

Katie Harvatine, Kaywood resident 

Lee Zeger, Buchart Horn Inc.  

CALL TO ORDER:

Chairman Wainright called to order the January 19, 2010 meeting of the Harris Township Planning Commission at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the December 21, 2009 meeting.  Mr. Keener seconded the motion.  It was approved unanimously.  

PUBLIC COMMENTS:

Ms. Farkas said that the final Planning Series meeting will take place January 21, 2010 from 7:00 PM until 8:30 PM at the Boalsburg Fire Hall. The meeting will feature an interactive presentation by Jim May, Centre Regional Planning Agency Director, on the Comprehensive Plan and will be open for public comment on the future of Harris Township. 

NEW BUSINESS:

RITTENHOUSE SUBDIVISION PLANNING MODULE:

Ms. Liggett said Buchart Horn Inc. has submitted a Component 2 Planning Module for a proposed subdivision of 13.35 acres of the Paul M Rittenhouse property along Shingletown Road and Misty Hill Drive. The proposed subdivision will result in three lots: Parcel 2 - 6.91 acres; Parcel 2A - 3.58 acres; and 2B – 2.86 acres. Parcel 2 contains an existing house which is currently service by on-site sewer and water. The proposed lots are to be serviced by the same on-site sewer and water. 

Ms. Liggett noted that all of her outstanding comments had been addressed after the agenda was prepared for tonight’s meeting. 

Mr. Buckalew asked for a scaled down version of the Planning Module to be included in the meeting agenda packets. 

Mr. Igo recommended referring the Rittenhouse Subdivision Component 2 Planning Module to the Board of Supervisors for approval. Mr. Keener seconded the motion.  It was approved unanimously.

OLD BUSINESS:

KAYWOOD NORTH PRELIMINARY SUBDIVISION PLAN:

Mr. Igo moved to table the item.  Mr. Buckalew seconded. It was approved unanimously.

WORKFORCE HOUSING POLICIES AND PROCEDURES MANUAL:

Chairman Wainright said that following the discussion at last month’s meeting, the workforce housing manual was revised to capture the comments from the Planning Commission. 

Ms. Farkas said that references to the ordinance were added and ambiguous wording was removed. Past discussion with the Board of Supervisors was also considered for improvements to the manual. The Board had expressed their concerns about straying away from the Township’s mission of health, safety and welfare and getting into social engineering. She added that the revisions were sensitive to the desire not to be in the business of marketing, buying, or selling of houses. 

Mr. Igo inquired about the changes specific to Section 2 of the manual. Ms. Farkas said that Ms. Kresen recommended in the last meeting creating an applicability section by taking the wording from the Housing Development Plan section. Chairman Wainright added that the wording links the document with the ordinance section, Chapter 12, Article II, Section 5.3 “Open Space-Rural Clustering Regulations”. 
Mr. Keener asked if the Centre County Housing and Land Trust (CCHLT) had agreed to assist the Township with workforce housing issues as needed. Ms. Farkas said the CCHLT is very interested in that task and they have met with all of the municipalities on the topic. They are currently building their business model with that role in mind. The manual requires the plan oversight by the Land Trust or other housing non-profit agency.  

Ms. Liggest asked if a copy of the manual would be reviewed by the CCHLT. Ms. Farkas said that if the manual meets the approval of the Planning Commission in this meeting, the next step is to discuss it with the Board of Supervisors at the January joint work session. The Board and the Township Solicitor will need time to thoroughly review it. At that time it is a possibility that it would go to the CCHLT and perhaps other agencies for review. 

Mr. Weener said that this version of the manual is simpler; it leaves more to the judgment of the developer. The developer must decide what is both the most affordable and marketable. The role of the CCHLT is ensuring that the applicants meet the requirements and the homes stay affordable. Ms. Farkas agreed that the CCHLT will use their expertise to qualify buyers rather than the Township. In Section 7 of the manual, the Township encourages the relationship between the developer and the CCHLT and a deed restriction to ensure affordability in perpetuity.

Allen Fiscus, Kaywood resident, expressed concerns about the Rockey Ridge preliminary development plan including townhomes. Ms. Farkas said the manual does not restrict the style of home beyond the ordinance. The townhomes could be affordable housing or luxury townhomes. The developer has not yet specified if the Rockey Ridge development will include workforce housing. The developer can make the decision according to what the market will bear. 

Chairman Wainright said the type of housing hasn’t been specified nor are there enough units on the preliminary plan to satisfy the open-space reduction requirements. The developer would have to build 36 workforce housing units within the proposed 236 total units to meet the requirements. Furthermore the workforce housing units cannot all be located in one spot within the development. 

Ms. Liggett said that an earlier version of the manual did specify that if the developer were to use townhomes as workforce housing units that there must also be market rate townhomes within the development. The manual is streamlined so that the developer now can make these decisions.  

Mr. Shea said that the developer is limited to a total number of housing units with development no matter the housing type. The ordinance allows 2 units per acre. The density isn’t going to change at all whether the units are townhomes, duplexes or single family homes. 

Mr. Fiscus asked if the buildable acreage is determined before or after infrastructure is laid. Mr. Shea said that the measurement is determined at density verses acreage. Then the developer must decide whether they can get their maximum density with open-space requirements and infrastructure. 

Mr. Shea went on to say that what is known from other development projects is that typically 18 to 35 percent, depending on the property size, is taken up by infrastructure. The discussion Mr. Fiscus might remember was of Patton Township’s rural clustering ordinance. They have a similar ordinance to Harris Township except for one extra step which they call a Yield Plan. The Yield Plan is required to show the number of lots you can put on the property with infrastructure, streets, stormwater basins, etc.

Mr. Shea said that we know the maximum number of units allowed on the tract, but we don’t know logically what can fit on the property once everything is taken into consideration. 

Mr. Keener said that the assumption is Olga Levi, the developer of Rockey Ridge, will be the builder of these units. The manual says that the developer designates where the workforce housing units will go but doesn’t have to be the one who builds them. Ms. Farkas said that even if the units are built by someone else it is in the developer’s legal purview to ensure the workforce housing standards and guidelines are met. 

Ms. Liggett referenced page 3, Section 9 of the Workforce Housing Manual that states the workforce housing units must be issued a certificate of conformance before the last 15 percent of market rate units are issued certificates of conformance. Mr. Shea added that a certificate of conformance is issued upon final inspection once all permits are completed. He suggested the manual be changed to state that a permanent certificate of conformance be required. He said that it is possible to issue a temporary certificate of conformance and that the manual should be more specific.

Barb Fiscus asked if there would be a limit to the number of workforce housing units allowed in the Township. Chairman Wainright said there will not be a limit imposed on workforce housing development but that the manual only applies to agricultural land within the sewer district. 

Ms. Fiscus said that she believes that the Willowbrook and Kaywood neighborhoods were the workforce housing neighborhoods of their time. The value of the homes within those neighborhoods has increased because of the improvements the homeowners have put into them. She inquired as to what the incentive is for people buying the workforce housing when they won’t be able to get their money back on the improvements they make. 
Ms. Liggett brought up studies conducted throughout the United States showing workforce housing managed by land trusts are generally well maintained and improved upon. The only difference from a market rate resale and that of a home managed by a land trust is the profit made by the homeowner. 

Ms. Fiscus said that she is concerned that Kaywood residents will see negative changes because of the development of the Rockey Farm. There are land buffering issues and traffic changes that are not in the interest of Kaywood. She said the Board is abdicating responsibility of the workforce housing management to the CCHLT and is not using the ordinance to protect the agricultural land. 

Kevin Harvatine, Kaywood resident, asked why there is no description of what defines a housing unit in the workforce housing manual. He believes that developers will look for loopholes. 
Mr. Shea said that there are living standards set in the state wide building code.

His said that he doesn't think a developer or a builder is going to build a workforce unit that they can't sell. 
Mr. Weener said that he feels that a more real concern is that the developer might elect to build workforce housing at the maximum Average Median Income (AMI) and that the goal of affordable housing will be lost. Ms. Liggett said that the very high end of AMI, for a family of four, would afford price tag of $220,000. Using the lowest end of the housing chart, a person earning 60 percent of AMI could afford a house around $82,000. 
Chairman Wainright said that it is very difficult to design a manual that would mandate a certain number of homes in each category of price. That number of restrictions might deter developers from building any workforce housing.

Mr. Fiscus asked if there was a provision in the manual if a workforce housing unit does not sell. Ms. Farkas said that a deed restriction has replaced any previous wording in the manual addressing the possibility of a unit not selling.

Mr. Weener moved to present the Workforce Housing Polices and Procedures Manual to the Board of Supervisors at the joint meeting January 27, 2010. Mr. Kenner seconded the motion. It was approved unanimously.

2010 WORK PLAN:

Ms. Farkas said that the Planning Commission will present its 2010 Work Plan to the Board of Supervisors at the joint meeting January 27, 2010. An updated copy of the 2009 Work Plan is available for review. It is up to the Planning Commission to decide which unfinished items are brought forward from 2009 to the 2010 Work Plan.

Chairman Wainright said that workforce housing is just about complete. Ms. Farkas said to leave it on the 2010 Work Plan until it is complete but to move it to the top of the list as it will be the primary topic at the joint meeting on the 27th. 

Chairman Wainright asked if Design for Community, which was not completed in 2009, should be brought forward. Mr. Igo said that he thought it was relevant and noted that many of the discussions had by the Planning Commission throughout the year actually played into the topic of Design for Community. 
Mr. Keener added that Design for Community is a topic that shows that the Commission is looking forward and planning for community development. He said that change is coming and if we don't have a plan then we are planning to fail. Ms. Farkas said that it will be up to the Board to decide the importance of Design for Community for the 2010 agenda.

Ms. Liggett said that Design for Community moniker should be changed. This is the difference between building a subdivision and building a neighborhood. Ms. Farkas said that she agreed that it needed a new name and suggested Neighborhood Design. The Planning Commission concurred with the name change.
Chairman Wainright asked if the Riparian Stream Buffer Ordinance was still in the hands of the Planning Commission or in the hands of the Ad Hoc Committee. Ms. Farkas said that it should be listed on the work plan because the Ad Hoc Committee has to report back to the Planning Commission. 

Ms. Farkas suggested that, given the uncertainty of long term funding at the state level and its potential effect on the Military Museum, the review of the Cultural Zoning District regulations be a priority for the first six months of 2010. 
Ms. Liggett mentioned that when she conducted a zoning analysis study for the Baseball Heaven project she realized that there is nothing in the regulations protecting the historical character of that side of town. Chairman Wainright agreed that it was shear luck that it had been preserved to this point.  

Chairman Wainright asked if Agricultural/Open Space Land Preservation should be brought forward to the 2010 Work Plan. Mr. Farkas said the Ad Hoc Open Space Committee would continue to work on this and that the Planning Commission would be more of a conduit. The Planning Commission must do the Ag Security Area Update in 2010. This has to be completed every seven years by law.

Chairman Wainright introduced a sprawl mitigation concept called a Pocket Neighborhood. The concept utilizes unused land within the sewer district and creates a packaged community with green space, community gardens and a reduction of a homeowner’s ecological footprint. A Pocket Neighborhood includes restrictions in lot size, home size and parking. Mr. Weener said that there is a trend in smaller homes coming and that we shouldn’t resist it. Ms. Farkas said that we are not yet aware if this concept is legal within Pennsylvania. It is possible to add this under Neighborhood Design. 
Ms. Farkas listed in order the items for the 2010 Work Plan: 

1. Workforce Housing 
2. Riparian Stream Buffer Ordinance 
3. Neighborhood Design 

4. Review of the Cultural Zoning District Regulations 
5. Update of Ag Security Area 

6. Preservation of Historic Structures/Demolition Delay

7. Comprehensive Plan Update 

AGENDA FOR FEBRURAY:

Ms. Farkas said that the agenda for February would include Kaywood North. Other agenda items will be determined by the meeting with the Board on January 27, 2010.  

REPORTS:

Zoning permits: The zoning permits were circulated for review. 

CRPC: Mr. Buckalew reported the discussion from the last CRPC meeting was centered on the State College Area School Board’s request for rezoning of land around the Panorama Village School/Mt. Nittany Middle Middle School. The school district owns 50 acres that it would like to have rezoned from Rural Residential Agriculture to Single Family Residential. The tract is mostly in College Township but a corner is within Harris Township. The CRPC discussed the most efficient use of the land.

Mr. Buckalew also added that the CRPC heard a report from Ferguson Township, who is revisiting its buffer yard requirements.

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 8:35 PM. 

Respectfully submitted,

Amy Farkas

Township Manager
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