



HARRIS TOWNSHIP

BOARD OF SUPERVISORS

Regular Meeting Minutes

November 10, 2008

Board Members in Attendance:
Christopher Lee





Charles Graham






Dennis Hameister






Cliff Warner





Nigel Wilson
Staff in Attendance:


Amy Farkas, Township Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, CRPA Senior Planner





Suzanne Shirvani, Administrative Secretary

Public in Attendance:

Timothy and Deborah Fiume, residents





Adam Glick, resident






Jeanne Lumadue, resident






Ronald J. Woodhead, CRPR






Roy Harpster, Parks and Recreation Committee






Pat Long, resident






Sue Hanna, resident






John Wainright, Planning Commission






Jim Carr, resident






Marv Risius, resident






Donald L. and Cindy J. Rockey, residents






Kirk Auger, Nittany Grove development






Eric A. Casanave, PennTerra Engineering






Stephanie Koons, CDT






Bruce Lord, Parks and Recreation Committee






Lu Hoover, resident






Al Vannice, resident






Joan Mandryk, resident






Larry and Bonnie Hutchinson, residents






Jan Tomlinson, resident






George Kleban, resident






Paula and Ed Kotary, residents






Pat and Paul Axt, residents





Ray Junco, resident






Adam Hegedus, resident






Chris Lope, resident






Sam Sharkey, resident






Chuck Pavloski, resident






Galen Driebelbis, Hawk Ridge development






Cathy Flood, Boalsburg Alliance






Ray Regan, PennTerra Engineering






Paul M. Rittenhouse, resident






Terry Gingher, resident






Wendy Williams, Nittany View Partnership





Jeff Irwin, resident






Ron Friedman, resident






Jon Eich, MPO





Mollie Van Loon, resident






John Sepp, PennTerra Engineering






Jim Meyers, resident






Alex McBride, resident






Sue Hannegan, Centre County Planning






Bob Jacobs, Centre County Planning






Mike Bloom, Centre County Planning






Karen Michael, PennDOT






Steve Fantechi, PennDOT






Brian St. John, MTA






Tom Zilla, CCMPO






Jim Steff, Centre Region COG 






Bob Igo, Harris Township Planning Commission






Gini Tucker, Kaywood resident
CALL TO ORDER:
Chairman Lee called the November 10, 2008 Harris Township Board of Supervisors meeting to order at 7:32 PM.  

APPROVAL OF MINUTES:

Chairman Lee had a few minor changes to the minutes.  

Supervisor Hameister moved to approve the minutes of the October 13, 2008 regular meeting and the October 22, 2008 and October 29, 2008 budget hearings as revised.  Supervisor Warner seconded the motion.  It was approved unanimously.  
CITIZEN COMMENTS:

There were none. 

TOWNSHIP BUSINESS:

A. PROPOSED ORDINANCE 279: REVISIONS TO THE MOBILE HOME PARK ORDINANCE:

Ms. Farkas said proposed Ordinance 279 revises the Township’s existing mobile home park ordinance.  It revises several sections of the ordinance to reflect that mobile home lots can either be leased or conveyed by the park owner to the owner of a mobile/manufactured home park to indicate it can be under either single ownership or condominium ownership and changes the title of the ordinance from mobile home park ordinance to mobile home/manufactured home park.  Several minor editorial changes were also included.  
Supervisor Wilson moved to adopt ordinance 279, revisions to the mobile home park ordinance.  Supervisor Hameister seconded the motion.  It was approved unanimously.  
B. 2009 COG BUDGET

Ms. Farkas said at the October 27th General Forum meeting, the 2009 COG Budget was referred to the municipalities for review and comment.  At its October 29th budget hearing, the Board noted two issues they had questions on: the change in funding for Millbrook Marsh and the issue of whether on campus students should be included in the library’s circulation numbers for State College Borough and College Township.  If the on campus students are counted, the library’s allocations for both the Borough and College Township will change.  
She noted that COG Executive Director Jim Steff and Centre Region Parks and Recreation Director Ron Woodhead were present at the meeting to discuss these issues and to answer any additional questions the Board had.  

Supervisor Hameister inquired if the position of Finance Officer will be part of the Administration office.  Mr. Steff said it would, and the same goes for the Emergency Management position.  

Supervisor Hameister asked if the Code Office had a long range plan.  Mr. Steff said the new director will start December 1st and will most likely have a long range plan ready in the early months of 2009.  

Chairman Lee inquired about the change of municipal contributions to the Millbrook Marsh Nature Center.  He asked if it would become a program of the COG, and if there is a process to be followed to make it such.  Mr. Steff said a program is something that involves the allocations of resources.  He said the Millbrook Marsh Nature Center has operated as an existing program for the last 12 years.  Harris Township’s annual contributions will remain approximately the same.  
Vice Chairman Graham brought up the issue of whether or not the Library should change their funding formula to include University students.  He said he is in favor of including the students.  The Board was in agreement.  
C. HOGAN FINAL SUBDIVISION PLAN:

Mr. Shea said on October 1st, Ray Regan of PennTerra Engineering submitted the final plan for this subdivision that proposes to create two lots from the Hogan property at the end of West Main Street.  The preliminary plan for this project was approved in 2007 and the private street and several signs have been constructed in the interim.  
He said staff completed a review of this plan and a revision submitted on October 31st.  A few outstanding items are signatures blocks for the owner, Fire Chief, SEO and surveyor.  Another outstanding item is a comment from the Township Engineer to change the size of the lettering on the street signs in order to meet PennDOT standards.  He said Mr. Hogan is in the process of having the new signs installed.  Until they are installed, Mr. Hogan will post a surety for the signs.  
Supervisor Warner moved to approve the Hogan Final Subdivision Plan contingent upon satisfactory completion of the outstanding review comments as stated in Chapter 11, Article III, Section 1.3.11, Section 1.4.1, Section 1.4.2 and Section 13.2.3.  Supervisor Hameister seconded the motion.  It was approved unanimously.  
D. NITTANY VIEW PARTNERSHIP MINOR SUBDIVISION PLAN:

Mr. Shea said on December 19, 2007, staff received a minor subdivision plan from Stan Wallace of Nittany Engineering that proposed to remove the lot line separating the lots formerly owned by Foote’s Landscaping along Torrey Lane.  The new owners of the property needed time to address some of the comments, including the removal of structures from other property owners on the subject property, and provided time extensions for action on the plan.  It is assumed that a land development plan will be submitted in the near future for development on the lot.  
Mr. Shea said staff reviewed the most recent revision to the plan submitted on October 10th.  He said his comments have been addressed except for the signatures; the Township Engineer’s comments include two signatures that are outstanding, plus the water and sewer laterals – the design engineer has provided documentation from SCBWA and UAJA that no laterals currently exist; the Senior Planner’s comments, in addition to the items already mentioned, include clarification of a sinkhole, response to a request for buffer plantings, and the amendment of a note. 
Mr. Shea said staff feels that all comments can be addressed satisfactorily.  The lack of water and sewer laterals at this time is not important since no development is proposed with this plan.  He said it might be advantageous to wait until specific development plans are submitted to accurately determine the types of buffer yard plantings that will be required.  

Supervisor Hameister inquired about an easement entryway to Route 322.  He questioned whether it was a formal street or if it was turned into one by continual driving over it.  Mr. Shea said they received copies of deeds from Nittany Engineering that date back granting that access to the previous owners of this property.  

Chairman Lee inquired if there was clarification as to whether there is a sinkhole or not.  Don Rockey, Harris Township resident, confirmed that there is a sinkhole there.  Ms. Liggett said the recorded plan shows that there are two sinkholes.  
Supervisor Hameister moved to approve the Nittany View Partnership Minor Subdivision Plan contingent upon satisfactory completion of review comments from the October 15, 2008 letter of the Zoning Officer, the October 21, 2008 letter of the Senior Planner and the October 22, 2008 letter of the Township Engineer.  Supervisor Warner seconded the motion.  It was approved unanimously.  
E. HAWK RIDGE FINAL PLAN:

Mr. Shea said that staff received this plan on October 1st, the final version of the preliminary plan approved previously by the Board.  He said staff completed a review of the plan and received a revised plan on November 3rd.  The outstanding items include signatures, removal of some existing structures and surety for all improvements.  The connection of this plan’s portion of Emma Court to the Springfield Commons portion has not been settled, but the solution may work itself out in 2009 as staff has been told that the Springfield Commons streets will be completed next year.  Other possible solutions to the connection have been discussed with the Township Solicitor and can be implemented if necessary.  
Mr. Shea said he spoke with Mr. Dreibelbis earlier that day who was requesting some relief with removing existing structures.  Mr. Shea spoke with the Township Solicitor regarding this issue and was told that the Board certainly could grant relief with removing existing structures but he does not recommend that they do so.  In the subdivision ordinance it states that a subdivision cannot be approved that creates non conforming setbacks.  Two of the structures do not meet the setback requirements. 
Supervisor Hameister moved to approve the Hawk Ridge Final Subdivision Plan contingent upon satisfactory completion of review comments from the October 22, 2008 letters of the Zoning Officer and Senior Planner and the October 20, 2008 letter of the Township Engineer.  Supervisor Warner seconded the motion.  It was approved unanimously.  

F. ROUTE 322 SAFETY REPORT:

Chairman Lee said PennDOT has recently made several safety upgrades along the stretch of Route 322 through both Harris and Potter Townships.  Representatives of PennDOT and the Centre County Metropolitan Planning Organization were present to discuss the findings of the Route 322 safety study.  

Karen Michael, PennDOT, introduced Brian St. John from McCormick Taylor to present the findings of the safety study.  She said the study is a draft and they are looking for feedback and comments.  

Mr. St. John distributed a map outlining the targeted areas for safety improvements.  To highlight, in some areas it is proposed to add center line and shoulder side rumble strips, add street lighting, remove or modify passing zones, ditch safety improvements, construct left turning lanes, and improve the profile at crest vertical curves.   

Chairman Lee said there seems to be a local consensus of getting truck traffic out of the mix of local traffic.  Supervisor Hameister inquired if by the time the higher priority changes are made, how the data will be interpreted in order to determine if some of the lower priority projects still need to be completed.  Ms. Michael said the individual projects will be completed as funding becomes available.  She said some of the short term improvements will be completed first in order to see some immediate results.  The higher priority projects are more expensive and will take longer to complete in order to receive appropriate funding.  

Tom Zilla, CCMPO, said the corridor in discussion is eligible for almost all types of funding that the MPO pulls in.  The only program it is not eligible for is money for bridge repairs.  He said the MPO receives a four year allocation of approximately $69 million.  He said there are many programs competing for those funds and therefore the Route 322 project will have to be chipped away at over time.  

Tim Fiume, Harris Township resident, said he feels that the speed limit should be lowered.  He also suggested that the passing zone near Tait Farm should be removed.  Combined with a slower speed, it forces all drivers to be more cautious and attentive.  He also said having the spacing dots within a passing zone is contradictory.  He said drivers need to be slowed down, and order needs to be restored.  This can be accomplished by lowering the speed limit and removing the passing zone.  

Ms. Michael said there were three passing zones that have been studied.  Two of them have been closed and the third one, at Tait Farm, is currently being looked at.  She said they will be trying to close that one as well.  Chairman Lee thanked PennDOT for their responsiveness.  
G. OPEN SPACE/RURAL CLUSTERING ORDINANCE AMENDMENT:

Ms. Farkas said the planning process for the proposed amendment began in January when the developer of the Rockey Farm approached Staff with a proposal to lower the required open space in exchange for workforce housing.  She gave an update on the process that the proposed amendment went through, including the development of regional impact application process. 
She said it is important to remember that the Pennsylvania Municipal Planning Code does not permit the Township to consider the zoning amendment’s affect on any one particular property. Spot zoning is strictly forbidden, meaning the Board is considering how this amendment will affect the four properties impacted by it.

Bob Igo, Harris Township Planning Commission Chairman, said the Planning Commission has in the past several years looked for ways of developing communities with the concept of Design for Community.  He said they have tried to find the optimal and best way for planning.  They hold the value of preservation of land very high and as a result they have turned down multiple requests for an expansion of the sewer service area (SSA) for developments outside of the regional growth boundary.  He said many years ago the Rockey tract was deliberately and strategically designated to be included in the SSA and should therefore have higher density.  
Ms. Liggett said there are a total of 160 acres across 4 properties that will be affected by this zoning amendment.  She said the largest tract is the Rockey property which could have a maximum of 238 units and the smallest tract could have up to 22 units.  
Mr. Igo said the Planning Commission had to take into consideration the potential for the Rockey tract to be rezoned R-1.  He said they were much more in favor of a development left with 30 percent open space and up to 2 dwelling units per acre under the proposed amendment rather than up to 600 dwelling units and a park with an R-1 zoning.  He said there is a strong need for workforce housing in the Centre Region and this amendment is a step towards addressing that issue.  It is important to remember that developments effected by this zoning amendment can only have a reduction in open space and increase in density if they propose a certain percentage of workforce housing.  He added that the proposed development will include mixed uses and blends many aspects of Design for Community.  

John Wainright, Harris Township Planning Commission, said in regards to the 2006 survey sent out to all Harris Township residents, open space preservation was very high on their list of priorities.  In keeping with that priority, he said intense development should stay inside the SSA to discourage urban sprawl.  He pointed out that areas inside the SSA have the infrastructure for higher density and more intense development.  This amendment should decrease the demand for developments outside of the SSA.  He said this is consistent with the desire to preserve open space.  He added that there is a strong need for workforce housing in Centre County.  He said in the last 10 years housing costs have increased by 54 percent while the average income has increased only 39 percent.  The changes will enable the average working residents such as nurses, teachers, and workers to be able to afford a home.  He said the amendment provides an incentive for the developer to provide workforce housing.  
Bruce Lord, Chairman of the Harris Township Parks and Recreation Advisory Committee, said open space is part of his committee’s responsibility.  He said the committee compared the differences between rezoning the lot to R-1 verses the proposed zoning amendment.  He said the open space will go from approximately 60 acres to 36 acres with the amendment for the Rockey tract, which is still a considerable amount.  He said the members of the Parks and Recreation Advisory Committee are in favor of the zoning amendment.  
Ray Junko, resident of Kaywood, said he is surprised that R-1 would even be considered by the Board.  He conducted a survey from Kaywood residents in which he asked if they supported the reduction in open space and inclusion of workforce housing.  Out of 27 homes that responded, 100 percent said no.  He asked the Board to deny a change in the regulations and to deny any potential requests for rezoning to R-1 and to let it go to court if necessary.  

Jeanne Lumadue, resident of Aspen Heights, said she is voicing the opinion of several residents in her neighborhood.  She circulated a survey among her neighbors and, at the request of the Chairman last month, the residents have a proposal.  She said they have a very serious concern with the increase in housing density as this increase will lead to other concerns they have such as increased traffic.  She asked the Board to deny the request for increase in density.  She said future developments should consider how it will affect the traffic at Route 45 in order to keep it minimal and to be safe.  She said green space is a very important feature that makes her community special.  She said a decrease in green space to 30 percent is very severe.  She added that a commercial unit will only increase traffic and will also bring in many non-residents into their personal neighborhoods.  She thinks that there will be more neighborly interaction between people with parks and open space as opposed to the addition of a commercial component.  She said another issue of concern is the inclusion of workforce housing.  She pointed out that this issue is of the least concern of the Aspen Heights residents.  She sees no reason why workforce housing can’t be included in the current zoning.  She said residents also have concerns about connecting roads and connecting developments.  She asked that there be some kind of physical barriers such as speed bumps to discourage through traffic.  Lastly, she said the residents of Aspen Heights support construction of an elevated tree line to provide a buffer between the new development and Aspen Heights.  
Based on the survey, Ms. Lumadue proposed that the Board maintain some 1 acre lot zoning to some .5 acre lots as the residents feel strongly that the neighbors should integrate into the current housing developments.  Also she suggested the Board maintain 50 percent open space and not allow commercial zoning.  She also asked the Board to not allow thoroughfare connections between the developments except for emergency uses.  She also requested that workforce housing units be attractive and well integrated with the neighboring communities.  She asked that the Board delay any decision until a citizens committee can be developed to come up with an alternative plan.  She asked that all the citizen’s comments and concerns be heard before a decision is made.  
Marv Risius, Harris Township resident, said he called the University Area Joint Authority (UAJA) to discuss the Rockey tract and the proposed amendment with them.  On November 6th he spoke with them and inquired how the sewer system would be hooked up for the Rockey property.  UAJA had insufficient information but told him it was possible they might have to hook it up through the Aspen Heights pumping station, which was designed to handle only its residents.  
Ms. Liggett said as part of the DRI application a report was sent to UAJA.  She said the developer is responsible for any upgrades necessary to the pumping station but in general the conveyance and treatment capacity of the UAJA should be adequate for the additional units.  

Mr. Risius brought up the issue of wetlands and non developable areas on the Rockey property.  He suggested a study be completed to determine approximately the number of units that will actually be able to be built.  Chairman Lee pointed out that discussion is on the proposed amendment change to the agricultural zoning district, not on one specific tract.  He said the Township cannot spot zone.  He also pointed out that issues with soil and drainage problems would only be taken into account with the submittal of a development plan.  
Jim Carr, Kaywood resident, said his concern is with how the amendment will affect urban sprawl.  He agrees that development should be discouraged outside of the SSA.  He thinks that the current zoning, which would allow for a density of one housing unit per acre, is very low.  He commended the Harris Township Planning Commission for all of their hard work on the ordinance amendment.  He feels that the proposal is very good and asked the Board to move it forward with a public hearing.  

Adam Glick, Aspen Heights resident, said he disagrees with Mr. Carr and thought there was no logic to the argument that if higher density is not allowed within the SSA it will cause urban sprawl.  He asked for evidence that sprawl is a problem.  
Paul Weener, Harris Township Planning Commission, said he has served on the Planning Commission for over 30 years.  He has never observed a development proposal that increases the traffic or density where the neighboring communities don’t object to it.  He said 800 to 1,000 people move to the Centre Region every year which has continued for many years.  He pointed out that the Centre Region Comprehensive Plan of June 2000 states that the future growth in the Centre Region should be directed within areas inside the growth boundary in order that residents there may receive transit as well as public utilities.  He said 30 percent of open space is being proposed with this development.  In the Rockey property, that will amount to 36 acres of open space.  He said that is more open space than any developed area in the Township.  He said there is always a trade off between development and open space.  He pointed out that the agricultural and forest zoning districts are intended for outside of the regional growth boundary.  
Bonnie Hutchinson, Harris Township resident, said she was very thrilled with 50 percent open space.  She said she needed help understanding and embracing the decrease to 30 percent.  Mr. Weener clarified that the decrease in open space only applies to agriculturally zoned land inside the SSA, not to agricultural land outside of the SSA.  

Jim Meyers, Kaywood resident, said resident’s awareness about this issue did not take place until October.  He faulted no one for that.  He suggested that the Board not act on the proposal that evening, but engage in helping residents arrive at a consensus in order to be more comfortable with the proposal.  
Adam Hegedus, Kaywood resident, said he appreciates all the work put into this proposal.  He said development and growth should be encouraged in the Township but asked that everyone’s voice be heard and taken into consideration before making a decision on something that will affect many residents.  

Pat Long, resident of Harris Township, said she is also a part of the Affordable Housing Coalition.  She said residents in various communities enjoy their communities, and that is all that is being proposed – the development of another community.  She said affordability is truly an issue to the working people in the area.  She spoke of healthcare personnel and other professionals that live 30 miles away from their workplace because they cannot afford anything closer to State College.  She pointed out that affordability affects transportation because it brings heavy traffic into the area.  

Cathy Flood, Harris Township resident, said she has lived in the Township for 25 years and is involved in real estate.  She pointed out that in order for there to be a reduction in open space, the developer has to make a trade by offering workforce housing, which is a very important issue in the region.  Her only concern with the proposal is the 15 percent workforce housing units required to reduce the open space to 30 percent, should be higher.  She pointed out that she keeps herself updated with what is going on in the Township by coming to all the Board and Planning Commission meetings.  She said every developer that has come through the Township has been similar, except for Ms. Levi, the developer of the Rockey Farm.  She said it is typical of developers to want to change zoning in order to get the maximum number of units for their development.  She said Ms. Levi is more than willing to work with the Township and pointed out that she did not request to change the zoning to R-1 as most developers would.  
Ms. Lumadue said just because there has been a bad proposal submitted does not mean the Board should give in.  

John Sepp, PennTerra Engineering, said he has been working with Ms. Levi on this project.  He wanted to comment on a concern mentioned earlier that questioned if indeed a denial to this proposal would create an increase in urban sprawl.  As an engineer he can attest to that as his firm represented five requests – that equaled over 200 acres – to expand the SSA.  He said there is a demand for development.  He pointed out that the ordinance amendment will provide less density than what is currently in Willowbrook and Kaywood.  It also provides open space that is half the size of Aspen Heights, and five times the open space that is in Kaywood and twice the amount of open space in Willowbrook.  The density is in line with the neighboring developments.  
Mr. Shea clarified that under its current zoning, it can be developed with 1 unit per acre.  Under the proposed amendment, it can be developed with 2 units per acre.  

Ron Friedman, Aspen Heights resident, said he agrees that workforce housing should be encouraged and is an issue in the area.  He questioned why the Board should try to solve the problem through a developer.  He said the issue should not depend on giving an incentive to a developer.  
Ms. Liggett said it is a partnership between the developer and the municipality.  She said if a developer is granted higher density they will then be enabled to invest in workforce housing.  Chairman Lee said an alternative would be to use tax dollars for the development of workforce housing.  Mr. Shea stated that staff and the Board do not presume that this proposal will solve the issue with workforce housing.  He said it is merely a step towards a solution and it was presented to them.  

Ms. Farkas said a similar proposal has been established in at least two other Townships that grant higher density to a developer if they offer workforce housing.  Ms. Liggett said the Planning Commission started out by looking into areas available inside the SSA; they were not searching for a way to provide incentives for developers.  She said they found that areas inside the SSA with lower density were insufficient uses of land as it would also lead to sprawl.  She pointed out that the change is not drastic and the Planning Commission and the Board of Supervisors all work very hard to hold the line of the regional growth boundary.  She said they have to be able to accommodate the anticipated growth in the Township.  
Mr. Shea added that there is plenty of evidence of sprawl.  He pointed out that the Hylbert Farm was developed outside of the SSA, as well as Laurel Hills phase 1.  Laurel Meadows and the Wasson Farm were also developed outside of the SSA.  He said if the Board had not added certain areas to the SSA that were proposed for development, such as Bear Meadows, Huntridge Manor, Aspen Heights, and Laurel Hills, then they would also meet the definition of urban sprawl.  
Jeff Irwin, Harris Township resident, said urban sprawl is here.  It is going to continue to be here, and he feels that there is nothing that can be done about it, except to look at the community to determine the best way to proceed with it.  He asked if development in the Township should be more dense or if it should be more scattered such as it is now.  He said he moved to Aspen Heights because he wanted to be relatively close to State College but did not want to live in the center of the activity.  He said the current zoning should be left alone and he feels that there is nothing wrong with the planning that went into it.  He said the majority of people that it will impact do not want to see the proposed changes.  He thinks it will increase traffic on Route 45.  He said density is the problem, not workforce housing and not the commercial unit.  He said most people were not aware of the proposed changes until just a month ago.  He asked for more time so that residents might be able to come up with an alternative plan.  
Ms. Liggett said in regards to the traffic concern along Route 45, additional traffic is likely to come from further east if the Township does not provide for more density in this area.  She said an increase in traffic will likely constitute the need for a traffic signal at the expense to the developer of the Rockey property.  She said this will be much safer than the current condition and pointed out if sprawl happens further out, there will not be a guarantee for a traffic signal.  
Supervisor Warner said most people that live in the Township live on properties that are developed farms.  He said his home was built on what used to be a farm. Kaywood and Aspen Heights were both farms and the Rockey Farm should not be discriminated against.  He said he supports a motion to amend the zoning and to take the proposal to a public hearing.     

Supervisor Wilson said he is very surprised at the concern demonstrated by the residents of the neighboring communities.  He pointed out that the density of the Rockey Farm, if the proposed amendment is voted in favor of, is less than that of its neighbors.  It falls in line with the neighboring communities.  He said many of the residents in opposition of this change are very fortunate to live in the housing developments they reside in.  He said the Township needs to provide for people who are not that fortunate.  He pointed out that because of the high prices of homes in the current market, he would not be able to afford his home if he were to buy it today.  He is a working class citizen and he works very hard to maintain what he has and he loves the Centre Region.  He said he moved to Harris Township to be outside of the busyness of downtown State College.  He pointed out that the developer of the Rockey Farm does not propose 6 units per acre as would be the case in a residentially zoned area.  He feels that the proposal is fair.  The Board would have no intention of threatening its residents with rezoning the land to R-1.  But it is a very plausible case for a developer if taken to court.  He thinks 36 acres of open space on the Rockey Farm is plenty of open space and he added that the development will be developed attractively.  He said with the inclusion of infrastructure and undevelopable areas on the Rockey tract, it will most likely not see the maximum of 2 units per acre.  He pointed out that the traffic signal should make the area safer and will alleviate concerns about traffic dangers.  He supports a motion to amend the zoning and to take it to a public hearing.    
Supervisor Hameister said that similar to Supervisor Wilson, he also might not be able to afford his home today.  He said the open space has been a nice benefit in the Township over the years but does not think the proposed changes are too drastic.  He also supports a motion to amend the zoning and take it to a public hearing.  
Vice Chairman Graham said originally he was not in support of decreasing open space.  He realized after reviewing all the work the Planning Commission put into the proposed changes, that it is a good concept.  He thinks that some of the language could be changed.  He did not feel that a commercial unit should be allowed in any residential development, but he is not against home based businesses.  He would feel more comfortable if there was a visual of what the development might look like.  He expressed concern that workforce housing is not clearly defined in the ordinance.  He also pointed out the possibility that the current developer sells the property when the changes are made and that raises a concern about what the development would look like in that case.  He suggested that the Board review the proposal for another month in order to clean up the language a bit.  
Ms. Farkas wanted to reiterate the fact that the Township cannot spot zone and it is against Pennsylvania state law to see a plan prior to making an amendment to a zoning district.  She said in regards to concerns about the commercial unit, it has been noted that most areas were unable to establish a commercial unit when it was permitted and not required.  She said many developers would feel that the density would have to be much higher than what is proposed for a commercial unit to prosper.  She added that it would be a community oriented commercial unit.  
Mr. Igo said it is important to remember that is the obligation of the developer to determine if they want workforce housing units.  If they choose not to, the zoning stays the same with 50 percent open space.  
Chairman Lee said the Planning Commission has done a commendable job at reviewing and planning the ordinance changes.  It seems logical to him to go with the changes.  He also does not think the change in density is drastic.  He pointed out that transportation certainly is a concern but that he will be working with residents to make sure safe conditions are applied when a plan is submitted.  He also pointed out that the Planning Commission is a citizens committee in response to a request for one earlier by a resident.  He said the Board has vetted the concept thoroughly and he is also inclined to support the motion.    
Supervisor Warner moved to direct staff to advertise the ordinance for a public hearing at its December meeting.  Supervisor Wilson seconded the motion.  It passed 4-1 with Vice Chairman Graham voting against it.  
H. OFFICIAL MAP:

Ms. Farkas said at its July meeting, the Board sent the Official Map out for a 45 day comment period.  Copies of the Official Map and the ordinance were sent to College Township, the Centre Regional Planning Commission and the Centre County Planning Commission.  She said College Township reviewed it and had no comments to offer.  The Centre Regional Planning Commission had a minor comment that did not need to be addressed with any changes to the map.  
Supervisor Wilson moved to set a public hearing on the Official Map for the December meeting.  Supervisor Warner seconded the motion.  It was approved unanimously.  
I. 2009 TOWNSHIP BUDGET:

Ms. Farkas said over the past several weeks, Board members have been holding work sessions to refine the 2009 Township budget.  At this point, the budget should be tentatively approved so that the time for public review and comment can be started.  After tentative approval, the budget must be made available for inspection for at least 20 days before formal adoption.  The public hearing and formal adoption will take place at the December 8th Board of Supervisors meeting.  
Supervisor Warner moved to tentatively approve the 2009 Harris Township budget and set formal adoption and public hearing on it for December 8, 2008.  Supervisor Hameister seconded the motion.  It was approved unanimously.  
J. COG COMMITTEE STRUCTURE:

Ms. Farkas said at the October 27th General Forum meeting, the final draft of the proposed amendments to the COG Articles of Agreement dealing with COG Committee Structure was referred to each municipality for review and comment.  There were no new comments from the Board.  
K. HOMETOWN CHRISTMAS STREET CLOSING REQUEST:

Ms. Farkas said the members of the Hometown Christmas Committee are requesting to close the following streets on December 7, 2008 from 12:00 PM to 5:00 PM:

· From 110 West Main Street to East Main Street to the Boalsburg Heritage Museum

· From the back parking lot at Kelly’s to Pine Alley to North Academy Street to East Pine Street/Fire Hall

· From the corner of 123 North Church Street to the Diamond. 

She said they are also requesting the use of the Boalsburg Fire Police from 12:00 PM to 5:00 PM on December 7th.  
Supervisor Hameister moved to approve the street closures as listed and the use of the Boalsburg Fire Police on December 7th from 12:00 PM to 5:00 PM.  Supervisor Warner seconded the motion.  It was approved unanimously.  
MANAGER’S REPORT:

Ms. Farkas reminded the Board of their November 24th meeting to discuss the Local Services Tax at the Township municipal building.   

Vice Chairman Graham wanted to make note that the Township Engineer may want to check on the work being performed on Academy Street.  He questioned if the paving was up to the Township standards.  Ms. Farkas said she will ask the Township Engineer to take a look.  

APPROVAL OF VOUCHERS:

Supervisor Hameister moved to approve voucher transmittal sheet No. 2008-10, in the amount o $101,086.61.  Supervisor Warner seconded the motion.  It was approved unanimously.  
COG COMMITTEE REPORTS:

Executive Committee:

Chairman Lee said everything was covered at the COG General Forum meeting.  
Personnel Committee:

Supervisor Wilson said they discussed the job descriptions for the COG Finance Officer and Code Director.  
Finance Committee:

Vice Chairman Graham said they discussed the COG 2009 budget.  
Public Services Committee:

Supervisor Hameister said they discussed a presentation give by the UAJA on the aqua thermal project.  They also discussed the trash and recycling contract.   
Spring Creek Watershed Commission:

Supervisor Hameister said they will be meeting on November 19th.  
Transportation Committee/MPO

Chairman Lee said the MPO met on October 28th and discussed the Long Range Transportation Plan.  The process started now with a schedule to go through June 2010.  He said they propose to discuss different projects and rate its priority.  He said the Transportation Committee met on October 15th and discussed transportation projects.  He said they also discussed funding for transportation outside of the Centre Region as an alternative to workforce housing.  
Code Committee:

Supervisor Warner said they did not meet. 
Ad Hoc Regional Parks & Recreation Committee:

Supervisor Warner said they held a planning workshop for the Oak Hall property.  
Ad Hoc Stream Buffer Committee:

Supervisor Hameister said they referred the Riparian Stream Buffer Ordinance to the municipalities for review.  The Harris Township Planning Commission will discuss it at their November meeting.  
Spring Creek Canyon Master Plan:

Supervisor Warner said he did not go to their last meeting.  
Boalsburg Heritage Museum:

Vice Chairman Graham said the barn has been completed and they are discussing phase 2.  He said they have been receiving many items to be archived.  
State College Area School District Facilities Master Plan Steering Committee:

Chairman Lee encouraged residents to go to the State College Area School District website to take the survey about what they would like to see in the school facilities.  
ADJOURNMENT:

Supervisor Warner moved to adjourn the meeting.  Supervisor Wilson seconded the motion.  Chairman Lee called the meeting adjourned at 11:03 PM.  
Respectfully submitted,

Amy Farkas, 

Township Secretary
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