HARRIS TOWNSHIP

BOARD OF SUPERVISORS
Regular Meeting
Minutes of February 12, 2007
 

A meeting of the Harris Township Board of Supervisors was called to order on February 12, 2007 at 7:30 PM in the Township meeting room by Chairman Dennis Hameister. In attendance were Vice Chairman Christopher Lee, Supervisor Clifford Warner, Supervisor Nigel Wilson and Supervisor Charles Graham. 
Also in attendance were Harris Township Manager Amy Farkas, Zoning/Ordinance Enforcement Officer Todd Shea and Centre Region Planner D.J. Liggett. Also present were Dave Engle, representing Loesch Construction Incorporated; Van Winter, Boalsburg Fire Company; David and Jules Loesch from Loesch Construction Incorporated; Tim Lockard; Ray Regan, Penn Terra Engineering; Ron Mittelman; Norm Spackman III, Boalsburg Fire Company; Chris Dry, Boalsburg Fire Company; Pat Brewer, Ken Kline Smeltzer; Marlin Neff, Boalsburg Fire Company; Cathy Flood, Boalsburg Alliance; Steven Bodner, Kennard Road; Katie Ombalski, ClearWater Conservancy; and Brian Grieic, C-Net.  
 

Approval of Minutes

It was motioned by Supervisor Warner, seconded by Supervisor Wilson to approve the minutes of the January 2, 2007 meeting. Corrections were noted by both Vice Chairman Lee and Supervisor Graham. The motion carried unanimously.
 
Public Comments

Chairman Hameister commended the members of the Boalsburg Fire Company on the banquet they recently hosted. He noted the winners of several service awards.
TOWNSHIP BUSINESS
A.
Elksview Preliminary Subdivision Plan:

Amy Farkas introduced the Elksview Preliminary Subdivision Plan. The plan is for a piece of R-3 property located east of Huntingdon Park Apartments. The plan proposes 50 townhouse units and an extension of Jacks Mill Drive to connect with Route 322.  The Planning Commission reviewed the plan in October and November and has recommended approval. The plan was tabled at the Board’s December meeting to allow for resolution of the parkland and affordable housing issues. A time extension was granted by the developer. The time extension expires on February 15, 2007.


Todd Shea and D.J. Liggett reviewed the outstanding comments from their review letters. Most were minor in nature and included outside agency approvals, signatures and consideration for a bus shelter.


Ms. Farkas discussed the parkland and affordable housing issues. The developer contends that the parkland requirement for this piece of property was met when the plans for the Willowbrook subdivision were recorded in 1979. Those plans included a note stating that the open space requirement for all phases of Willowbrook had been satisfied. The Township did not have a parkland ordinance in place in 1979.


The Township met with the developer numerous times to discuss this issue. In December, the Township proposed waiving the parkland requirement if 5 units of affordable/workforce housing were constructed. In addition to waiving the parkland requirement, the Township agreed to partner with the developer to construct a wooden pedestrian bridge connecting the Elksview tract with Fasick Park.


A lengthy discussion of the affordable housing issues ensued. Ray Regan, Penn Terra Engineering, said that pricing has been done in detail by the developer. They found that pricing the houses at $150,000 as originally discussed in December was simply not doable. Vice Chairman Lee noted that one way to look at affordable housing is that you make a certain amount of money overall on the development and you offer some of the houses for less of a profit. Mr. Regan said the developer is comfortable with offering the affordable units at $169,900, which does cut into his profit.


Several Board members questioned how the units would remain affordable and who would purchase them. Vice Chairman Lee noted that the Township is behind the curve on the affordable housing issue, as no guidance or regulations have been passed onto local municipalities from the county. 


Ms. Liggett said the concept of affordable housing is new to a lot of municipalities. She added that this plan was viewed by Township staff as an opportunity to provide some affordable housing. She said that a lot of the affordable housing details still need to be worked out between now and the time the final plan comes before the Board. She felt confident that by working with State College Borough, the necessary covenants and agreements could be drawn up. 

Supervisor Graham said he was not convinced the Township would be able to keep the prices lower on the affordable units. He was concerned that if we were unable to do that, the Township had waived its parkland fee and not gotten anything in return. Supervisor Wilson said he supports the concept of affordable housing. He added that as long as we can be assured that mechanisms can be put into place we can make a conditional approval for this with the agreement to waive the fee in lieu and have a bridge constructed. 

Chairman Hameister questioned whether the county housing authority can handle the administration for the affordable housing. He added that he does not feel comfortable with the Township establishing either rental or sales prices of homes. Vice Chairman Lee commented that that was the basic concept of affordable housing – if you want it, you have to set the prices.

Ms. Liggett clarified that the county housing authority deals mainly with lower income properties, not workforce housing. She said the authority may be able to help with the creation of restrictive covenants. These units will be owner-occupied, workforce housing that will be governed by a homeowners association. The developer, David Loesch, said the association will ensure that all properties are well-maintained.  

Katie Ombalski from ClearWater Conservancy spoke at length about her concerns with the proposed pedestrian bridge from the back of the property to Fasick Park. Ms. Farkas informed the Board that the proposed bridge was to be wooden in nature and constructed in a manner similar to the bridges at Millbrook Marsh Nature Center. Centre Region Parks and Recreation has agreed to build the bridge for the Township. It will also be designed to break away in a 100 year flood, similar to the bridge located further downstream at Centre Estates. Ms. Ombalski said that because there is a bridge located further downstream, this area does not need a crossing.

Ken Kline Smeltzer, a Willowbrook resident, discussed the proposed bridge and its impact on the wetlands surrounding Fasick Park. He felt the walkway would be more expensive than the bridge itself. He also suggested trying to get access to the bridges on the Elks Club property for residents of the new development. He added that what the area needs is access to Boalsburg. Mr. Smeltzer would like to see a bike path that would connect to the existing path along South Atherton Street. 


A discussion of the proposed development and its proximity to the existing bridge at Centre Estates ensued. 


Supervisor Wilson said he was in favor of the affordable housing project. He said it seems reasonable that there could be access without the additional bridge. Vice Chairman Lee said anything the Board does needs to include access to Fasick Park for the Elksview residents. Supervisor Warner said this is a win-win situation for both the Township and the developer, adding that it’s best to do something about it now, while the project is just starting.  Supervisor Graham expressed concern that $169,900 isn’t affordable. Ms. Farkas suggested that if the bridge was no longer being considered, perhaps the price could come down.  Ms. Liggett noted that $150,000 would go a lot further toward affordable housing.


Supervisor Wilson said workforce housing is a priority and having a park accessible to the new development is a benefit. He felt the Township should push for the affordable housing and waiving the fee in lieu. The Board discussed the number of affordable housing units. The developer indicated that he could do 4 units, as that represents one entire building within the development.

The Board also discussed access to Fasick Park via the bridge at Centre Estates. There was concern that people would still try to cross the stream at the back of the Elksview property to access Fasick Park. The Board asked that access to the existing bridge at Centre Estates be provided in lieu of constructing a pedestrian bridge. 

Supervisor Graham noted his concerns about the plan. He voiced concern about losing the potential fee in lieu money and starting a program without having the necessary framework in place. Vice Chairman Lee said this shines a light on the need for a program to administer affordable housing. 


It was motioned by Supervisor Warner, seconded by Supervisor Wilson to approve the Elksview Preliminary Plan contingent upon the completion of all outstanding comments from the December 5th letters of the Zoning Officer, Senior Planner and Township Engineer; approval is also contingent upon agreement for the construction of 4 units of workforce housing to be constructed to the same standards as the other units in the development and providing access to Fasick Park; the Township waives Chapter 11, Section IV, Article 4.12 and directs staff to work out the affordable housing details in an amount equivalent to the waiver being granted. The motion was approved on a 3-2 vote, with Chairman Hameister and Supervisor Graham voting against the measure. 

B.
Hanlen/Yocum Minor Subdivision Plan:

Mr. Shea presented this plan to the Board. The plan will make some minor changes to the rear property lines for lots in Huntridge Manor and the Yocum Farm to the south.


It was motioned by Supervisor Graham, seconded by Supervisor Wilson to approve the waiver request of Chapter 11, Article III, Section 1 of the Harris Township Ordinance to allow the plan scale of 1”=100’; to approve the Hanley/Yocum Minor Subdivision Plan contingent upon satisfactory completion of review comments from the February 5th letters of the Zoning Officer and Senior Planner. The motion was approved unanimously. 

C.
Mittelman Minor Subdivision Plan:  


Mr. Shea introduced this plan. The plan proposes the creation of 3 lots from an existing lot on Kennard Road. The subdivision would create a lot with the existing Mittelman house, a lot just to the east with access onto Kennard Road and a lot to the north with access onto South Atherton Street. The developer has submitted a request to add an additional lot onto Kennard Road, which is a private road. Mr. Shea said if the waiver is not granted, the lot accessing Kennard Road would have to be deleted, as PennDOT will not allow an additional access onto South Atherton Street. The current residents along Kennard Road did not voice an objection to adding an additional lot.


It was motioned by Supervisor Graham, seconded by Vice Chairman Lee to approve the waiver request of Chapter 11, Article IV, Section 2.22.5 of the Harris Township Ordinance to allow an additional lot to access a private road; to approve the Mittelman Minor Subdivision Plan contingent upon the satisfactory completion of review comments from the February 2nd letter of the Zoning Officer, the February 5th letter of the Senior Planner and the February 5th letter of the Township Engineer. The motion was approved unanimously.  

D.
Gross Vehicle Weight Limit Ordinance Discussion:  


It was moved by Supervisor Graham, seconded by Supervisor Warner to table discussion on this item, pending review of an article on the matter in the latest issue of the Pennsylvania State Association of Township Supervisor’s magazine. The motion was approved unanimously.  

E.
Fire Protection Ordinance   


Chairman Hameister introduced discussion on the fire protection ordinance. He mentioned concerns raised by various property owners over the distance from the tank to the dwelling unit, the timing of the installation of the tank and ownership issues.


Boalsburg Fire Company Chief Van Winter identified five issues from the current Harris Township ordinance that need to be addressed:


(1) Sprinkler Systems – Chief Winter recommends allowing one and two family dwelling units locate outside the water service area to install sprinkler systems in lieu of storage tanks.


(2) Tank Ownership and Maintenance – Chief Winter recommends that the Township own the storage tanks once they are installed and that a new fee be implemented to generate revenue for the maintenance of these tanks. Chairman Hameister noted that Patton Township uses a per foot frontage fee to generate revenue for their storage tank fund. The fee would only be collected for properties that could be serviced by the tank. A discussion of whether an easement would be needed to maintain the tanks ensued.


(3) Timing Issues – Chief Winter said the tanks currently have to be installed at the land development and subdivision stage. Chief Winter noted that if a tank is installed during the land development stage, the land may remain vacant for a number of years. He questioned whether putting a note on a plan that would be triggered by the issuance of a permit would be a better way to administer the program. General discussion about the legality of instituting such a change ensued.  

The Board also discussed possibly exempting small subdivisions of less than 4 lots from the storage tank requirement. Ms. Liggett noted a development such as Springfield Commons would be exempt from the requirements, as it is technically only one lot. She noted changing the requirement without allowing for a case-by-case review from the fire chief would set a bad precedent.


(4) Lot Lines – Chief Winter discussed his concern that the current regulations allow a tank to be placed 750 feet from a lot line. He felt this language should be changed from lot line to structure, to ensure that the storage tank could adequately protect the unit on the land. Mr. Shea noted that when this was discussed at the regional level, it was intended to prevent a structure from being snuck onto a lot without a storage tank first being installed.


A discussion of how to appropriately define the dwelling unit issue ensued. Chairman Hameister suggested that staff determine how to define the issue.


(5) Sharing of Tanks – The issue of how storage tanks can be shared was discussed at some length. A discussion of front footage, reimbursing existing storage tank owners and municipal ownership was discussed. 


It was motioned by Supervisor Graham, seconded by Supervisor Wilson to forward the fire protection ordinance to the Harris Township Planning Commission for review. The motion was approved unanimously.  

F.
Cooperative Funding for Pool Renewals  


It was motioned by Supervisor Warner, seconded by Supervisor Wilson to forward Harris Township’s agreement with the proposed funding for the pools to the Centre Region COG Executive Director. The motion was approved unanimously.

MANAGERS REPORT

Ms. Farkas said the Shade Tree Commission is actively looking for a new member, as one of the members had to resign. Supervisor Wilson suggested asking Sharon Faulkner.


Ms. Farkas also reminded everyone that the Township dinner is February 24th at 6:00 PM. Lastly, she said that an ordinance will be advertised for the installation of two stop signs at Loop Road and Torrey Lane.


Chairman Hameister discussed a dangerous turning situation at Cedar Run Road and Route 45 and Cedar Run Road and Linden Hall Road. PennDOT has asked the Township to gauge the residents’ reactions on this matter before they complete a turning study.
APPROVAL OF VOUCHER SHEET 2007-2 

It was motioned by Supervisor Warner, seconded by Supervisor Lee to approve Voucher Sheet 2007-2 in the amount of $253,389.42. The motion was approved unanimously.
COG/COMMITTEE REPORTS
Executive Committee:  
No report 

Personnel Committee:  
Reorganization/ housekeeping items discussed.

Finance Committee:  
Will meet on February 13th to discuss purchase orders.

Public Services Committee: 
Report included in packet.
Spring Creek Watershed Commission:  
Report included in packet.
Code Committee:  
Report included in packet.
Transportation Committee & CCMPO:  
Report included in packet.

Ad Hoc Regional Parks & 

Recreation Committee                                  
 Report included in packet.

Ad Hoc Stream Buffer Committee
Organizational meeting held.

The Board convened an executive session to discuss a legal matter at 9:50 PM. The regular meeting was reconvened at 10:00 PM.


There being no further business, the meeting adjourned at 10:01 PM. 

Respectfully Submitted,

 
Amy Farkas
Township Manager
