HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

 April 21, 2008

7:00 PM

Members in Attendance:

Bob Igo, Chairman






John Wainright, Vice-Chairman






Mary Ann Kresen





Ronald Buckalew






Ed Benner






Charles J. Keener






Absent:



Paul Weener


Staff in Attendance:

Amy Farkas, Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, CRPA Sr. Planner






Suzanne Shirvani, Administrative Secretary

Public in Attendance:

Eric Casanave, PennTerra Engineering





John Sepp, PennTerra Engineering,






Olga Levi, Rockey Farm development






Cathy Flood, Boalsburg Alliance






Adam Glick, Harris Twp. resident






Jeanne Lumadme, Harris Township resident






Larry Hutchinson, Harris Twp. resident






Bonnie Hutchinson, Harris Twp. resident






Paul M. Rittenhouse, Sr., Harris Twp. resident
APPROVAL OF MINUTES:






Mr. Keener moved to approve the minutes 





of the March 17, 2008 meeting.  Ms. Kresen 





seconded the motion.  It was approved 





unanimously.  
PUBLIC COMMENT:
Adam Glick, Harris Township resident, asked if there were any changes to the Rockey Farm proposal.  He said a rumor had circulated stating that the plan was altered.  Ms. Farkas replied that any details concerning the Rockey Farm are conceptual at this point.  The earliest a plan will be ready for review will be in late fall or early winter.  

NEW BUSINESS:

There was no new business.

OLD BUSINESS:


A.
OPEN SPACE – RURAL CLUSTERING ORDINANCE 



AMENDMENT DRAFT:

Ms. Liggett said discussion began at last month’s meeting on draft amendment #2 of the rural clustering ordinance.  She said the amendment will only affect parcels that are included in the sewer service area and the regional growth boundary.  The Centre Region Comprehensive Plan identifies those parcels as being appropriate for more intensive development to take advantage of the public utilities available there.  

Ms. Liggett said the two issues that have yet to be addressed deal with a possible requirement for a commercial component and workforce housing.  She suggested that the Planning Commission discuss certain types of commercial uses they would like to see included in the ordinance.  She said they would not want to require a commercial unit that could not be supported mainly by the adjacent communities.  
Ms. Liggett said it was the general consensus of the Board of Supervisors to include a requirement for workforce housing in exchange for a smaller percentage of open space required.  
Mr. Wainright inquired as to any other comments the Board made upon reviewing this issue.  Ms. Farkas said one supervisor was against lowering the open space requirement to 30 percent.  He had suggested meeting in the middle at 40 or 45 percent.  Ms. Farkas said another supervisor was very much in support of the idea.  Two other supervisors are in general support of the concept and the fifth was not sure, but did not seem to oppose it.  
Ms. Liggett discussed at length the issue of workforce housing.  She suggested considering requiring a certain percentage of developable units for workforce housing.  Once that is established, she said the Township can choose to define workforce housing on their own terms or they may choose to use the definition used by the county.  
Chairman Igo said in regards to the amendment, the Planning Commission might consider starting from scratch rather than changing the language given in the draft amendment.  He said some of the language may not be applicable to what they are trying to do.  

Ms. Kresen had concerns that if the draft amendment were to be adopted as is, it would essentially rezone the agricultural district, and strip it of its agricultural uses.  

Mr. Wainright thought the purpose of reviewing the Agricultural District was to create a second Agricultural District for parcels that are included in the sewer service area and regional growth boundary.  

Chairman Igo felt that it would be beneficial to detail what types of uses would be appropriate or inappropriate and break it into two categories within the agricultural zoning district - those which are in the sewer service area and those outside of the sewer service area.  
Mr. Shea felt that the Planning Commission is headed in the right direction to handle the present issues regarding the amendment to the agricultural zoning district and recommended that the Planning Commission did not start from scratch on an amendment.  If necessary, he said the Planning Commission could revisit the issue later in the year and apply in greater detail any necessary language.  
Ms. Liggett pointed out that the development of regional impact (DRI) application process will need to begin very soon as it is a costly and lengthy process for the developer.  She said the issues that the Planning Commission need to address should be done so in a timely manner so the developer may take the necessary steps to begin the DRI process.   
Ms. Kresen asked if an agreement could be made between the Township and the developer that would stipulate certain uses would not be considered or allowed, such as a pig farm.  Ms. Liggett pointed out that several of the properties that are in the agricultural zoning district are not conducive to certain agricultural uses based on their location and it would be logical to develop housing units there to make use of the public utilities.  
Mr. Shea said he does not know if legally the Township can make an amendment to the agricultural zoning district ordinance that prevents certain uses completely.  If it is zoned agricultural, then such uses should be permitted.  Ms. Kresen asked if it could be agreed on, as opposed to the language being put in the ordinance.  Mr. Wainright said this is a question for the Township solicitor.  
Ms. Kresen brought up the possibility of creating multiple agricultural districts.  Mr. Shea commented that it would be a very lengthy process.  Mr. Keener suggested classifying the ordinance by recreational agricultural uses and traditional agricultural uses.  Mr. Shea added that 10 acres is the minimum size for farming uses.   
Chairman Igo asked of the Planning Commission members if there was a general consensus so the developer would have an idea of what to expect.  Mr. Benner indicated his favor of increasing the density and decreasing the open space as the developer has requested.  He also thought that something on workforce housing should be included and he mentioned that retention of the barn that the developer has proposed should be made mandatory to ensure that it is restored.  Mr. Buckalew shared concerns about workforce housing.  He wants to ensure that it remains a part of the developer’s plan.  
Mr. Wainright agreed with Mr. Benner and said there are many details that will need to be smoothed over, but he supports the conceptual plan.  Ms. Kresen said she supports the conceptual plan and said the definition of workforce housing should be clearly defined so it is understood what is required.  Chairman Igo said the Planning Commission will need to further define workforce housing and further define the inclusion of a commercial component.    
John Sepp, PennTerra Engineering, suggested the Planning Commission tie in workforce housing by saying that how much workforce housing is offered, would determine how much open space the developer would be required to have.  






Ms. Kresen moved to recommend to the 





Board of Supervisors a reduction in the 





open space requirement for properties 





zoned agricultural and located within the 





Sewer Service Area to 30 percent.  This 





reduction is contingent upon an agreement 





and/or a requirement of mandatory 






workforce housing; and that workforce 





housing is clearly defined; that such 






development shall include commercial uses 




to be defined later and prohibit other 






uses deemed inconsistent with residential 





development.  Mr. Keener seconded the 





motion.  The motion was approved 






unanimously.  
Jeanne Lumadme, resident of Aspen Heights, said her concerns are not with the agricultural uses, but rather with the increased density and the traffic that the development will bring to the neighboring communities.  

Mr. Sepp reminded the Planning Commission that if a commercial component is made mandatory, it requires the developer to find someone willing to open a business there.  Ms. Levi stated that she would wish to have a coffee shop, daycare center or farmers market, but pointed out that it could prove to be burdensome to find someone to fill the space.   

Mr. Shea pointed out that in the Planned Residential Development (PRD) ordinance there is no requirement for a commercial component.  He said he felt uncomfortable putting a commercial requirement on a development with substantially less density than the PRD.  Ms. Kresen pointed out that the Township is taking a risk by lowering the open space requirement and increasing the density.  She felt that it is not too much to ask for the developer to also take a risk and be required to produce a commercial site.  She said if it proves unprofitable, then perhaps the Planning Commission should revisit the issue a few years down the road.  

B.
NITTANY GROVE PLANNING MODULE:

Ms. Liggett said Eric Casanave, PennTerra Engineering, has submitted a Component 3 Planning Module on behalf of his client Kirk Auger, for a proposed expansion of the former Al Mar Acres mobile home park from 26 dwelling units to 54 dwelling units. 
She said the property is served by a package wastewater treatment plant and gravity collection system that was constructed in the mid 1970s under an Administrative Order from the Department of Environment Protection.  

Ms. Liggett said the plant capacity is 10,500 gallons per day.  Historic flow records from June 2005 through July 2007 indicate that the average daily flow was 2,637 gallons per day for 17 active connections.  This daily flow activity results in a value of 155 gallons per day per unit.  Assuming a total of 54 units at build-out, the average daily flows would be 8,370 gallons per day for the proposed project.  This would appear to be well within the 10,500 gallon capacity of the plant; however, prior to approval by the Department of Environmental Protection, historic daily flow records will be reviewed and the Department will make the final determination on the adequacy of the plant to handle the additional residential dwelling units. 
Because the package wastewater treatment plant is a non-municipal facility, the Planning Module must include a provision that assures the long-term proper operation and maintenance of the plant.  Options may include a bond or escrow account, an approved maintenance agreement between the property owner and a certified sewage treatment plant operator, an approved homeowner’s association agreement for maintaining the treatment facility, or other approach as outlined in the instructions for Section O of the Planning Module. 
Ms. Liggett said to satisfy this requirement, the Planning Module is accompanied by an “Operation and Maintenance Bonding Agreement.”  This agreement is intended to protect the municipality in the event that the package wastewater treatment plan serving this property is not properly maintained and the municipality is required by law to take action to remedy any resultant problems.  The agreement has been reviewed by Township Solicitor, who is satisfied that the agreement serves that purpose.  

Ms. Farkas said the developer and the Township Solicitor worked together and came to this solution.  The developer will post surety for $7,000 which represents 100 percent of the annual operation and maintenance cost for the first five years.   It currently costs $7,000 dollars a year to operate the plant.  
Mr. Casanave said they arrived at $7,000 by calculating all expenditures including the plant operator, water testing, chemicals used, lab reports and electric bills, among other expenses.  

Chairman Igo said his concern was that the calculations for the bond have been based on the current prices.  He would feel more comfortable if they based it on the value in five years.  Mr. Casanave said the bond will be reestablished every year.  Ms. Kresen suggested there should be a stipulation that the bond should be replenished back to 100 percent of the bond amount should the Township have to pull some money for something the developer did not maintain.  Mr. Casanave did not think his client would have any problems with the new stipulations.  





Mr. Keener moved to execute Component 





4A Planning Module contingent on the 





developer agreeing to post a new surety 





each year that represents 100 percent of the 




cost of operating the plant and also 






contingent on an agreement that the 






developer will replenish the bond if 






necessary; and to refer the completed 





Planning Module to the Board of 






Supervisors for action.  Ms. Kresen 






seconded the motion.  It was approved 





unanimously.    

C.
DESIGN FOR COMMUNITY:

Ms. Farkas said Staff is looking for some instruction on how to proceed with design for community.  She said discussion has taken place on whether design for community should be undertaken by revising the PRD ordinance to become more of a PRD/Traditional Neighborhood Design hybrid ordinance.  She asked the Planning Commission to consider if there are any other concepts or ideas that should be reviewed.  

Chairman Igo suggested first taking an inventory of properties in Harris Township, then taking the time to ask if they have the right tools and the right instruments to address them.  

Ms. Farkas said she thinks that the goal of the Board is something with mixed uses, mixed lot sizes, a community center and commercial uses that are all in walking distances.  Mr. Shea asked if there was a commonly agreed upon goal by the Board and the Planning Commission or if there are multiple opinions on what design for community should look like.  Chairman Igo thinks the Planning Commission should discuss what they foresee the outcome will look like and how they wish it to look.  

Mr. Keener said he likes many of the ideas that have been proposed for design for community but felt that the Planning Commission may end up creating a practice in theory that may never be applied.  He pointed out that if there is a need for such planning then the need should be determined before devoting the time for planning it.  He suggested that only a minimum number of ideas should be discussed that are the most favored, in order to avoid spending too much time on it, but also because there is not an urgent need for it.  
Chairman Igo asked Ms. Liggett if she would be able to produce what the projected pressures on Harris Township might be in 10 to 20 years from now concerning population growth and transportation.  Ms. Liggett said she has some projections that were done for the Centre Region a few years ago and would send them to the Planning Commission members.  
Ms. Kresen pointed out that the Board probably has an idea of what they would like to see the Planning Commission accomplish in creating design for community.  She asked if the Board has identified specific shortcomings they would like to see addressed or if they have identified what it is they want the Planning Commission to plan for.  Ms. Farkas said that the Board has not made their goal very clear to staff and that they have not suggested the next steps the Planning Commission should take.  She pointed out that one supervisor has been very active in the process and the others haven’t voiced much opinion on the matter.     

Ms. Farkas suggested the Planning Commission discuss what their views and goals are together and then meet with the Board of Supervisors in July to incorporate the Board members’ views on the matter.  

Ms. Kresen asked if it would be possible for Ms. Liggett to post data that the Centre Region Planning Agency produces on the Harris Township web site.  She said resourceful information, such as build out projections and sketch plans, would be helpful to have online for a quick reference.  
Paul Rittenhouse, Harris Township resident, said that development is bound to come to Harris Township.  He said the Township cannot simply put up borders by stipulating what can and cannot be built.  He suggested that the Planning Commission have input from business people and developers at their meetings while planning design for community, in order to have a broader view.  He said growth is bound to happen and putting barriers to force people to a certain way is not good.  He thinks it would be best to work together.  
Chairman Igo suggested that at their next meeting, the Planning Commission should take the time to discuss the process and how they would like to go about discussing this with the Board.  He said they should consider defining some outcomes they would like to see.  Mr. Wainright said the Planning Commission needs to establish a goal and suggested finding out from the supervisor who has the vision for design for community what his intentions are and what he would like the outcome to be.    


D.
AGENDA FOR MAY: 
Chairman Igo suggested discussing Design for Community again at the Planning Commission’s next meeting.  
REPORTS:

Zoning Permits:  

The zoning permits were circulated for review.  
CRPC:

Mr. Buckalew said the CRPC focused mainly on transportation at their April meeting.  They discussed the transportation improvement program.  He said the CRPC has two new members, Dave Piper and Richard Wade [also Charles Gable, State College Borough]. 
ADJOURNMENT:






Ms. Kresen moved to adjourn the meeting.  





Mr. Keener seconded the motion.  The 





motion passed unanimously.  Chairman Igo 




adjourned the meeting at 9:20 PM.  

Respectfully Submitted,

Amy Farkas

Township Manager
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