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Public in Attendance:
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Scott Yocum, Nittany Grove





Cathy Flood, Boalsburg Alliance

CALL TO ORDER:

Chairman Igo called the August 18, 2008 Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the July 16, 2008 Planning Commission meeting.  Mr. Keener seconded the motion.  It was approved unanimously.  
PUBLIC COMMENT:

There were none.  

NEW BUSINESS:

There was no new business. 

OLD BUSINESS:

A. REVISIONS TO THE MOBILE HOME ORDINANCE:
Ms. Farkas said at its last meeting, the Planning Commission discussed proposed revisions to the mobile home ordinance at some length.  The developer of the Nittany Grove project (the former Al-Mar Acres property) is proposing a change which would permit the leasing of lots or the transfer of condominium units to the owners of the mobile homes located in the park. 
She said the Planning Commission raised concerns over how the transfer of condominium ownership would affect the affordability of the project.  The developer has prepared calculations that illustrate the financing structure of a traditional mobile home (priced at $80,000 with a lot lease) and a mobile home with condominium ownership (priced at $120,000).  

She said concerns were also raised about the homeowners association’s potential ownership of the package wastewater treatment plant.  The Township Solicitor does not feel that there is a significant legal difference between having an association or the developer own the plant.  He did mention that changes can be made to the legal agreement between the Township and the developer to address any concerns the Township may have.  

Scott Yocum, Remax Realty, explained the difference of a trailer park and a mobile home community.  He also discussed pricing and loan options.  He said at this time, the best interest rate for financing a mobile home and the lot is about 9 percent and most banks require a 10 percent down payment.  He said the land will be the permanent asset.  
Mr. Wainright reported that he inquired at a few banks if they would indeed give a loan such as this.  He was told by two different banks that they would not be inclined to give a loan such as the one described by Mr. Yocum.  He said the banks concern was the uncertainty of the lot as an asset.  It was not known if it would appreciate in value over time or not.  It was also a concern that the unit would be transportable.  He said he could not verify the numbers given by Mr. Yocum as reported.  Mr. Yocum clarified that the type of loan typically available would be for first time home buyers and there are specific qualifications they have to meet.  
Mr. Yocum described the loan as a “land to home” package, where the financing covers the home and the land in one mortgage.  

Mr. Wainright also expressed concern that there would be no protection for residents that are currently renting and would like to continue doing so.  He said that he sees no advantage to the residents of Harris Township to make the proposed changes to the ordinance.  
Ms. Liggett pointed out that $120,000 for the lot and the mobile unit is still considered affordable in the Centre Region.  
Mr. Shea added that staff would be in general support of the proposed changes if the developer agrees not to try in any way to hasten the current renters from their place of residence if they choose to continue renting.  

Mr. Wainright said if the current residents would be able to continue to rent for as long as they choose to, then he would be agreeable to the changes.  Mr. Jones said he would not be inclined to attach a restrictive covenant to the land, but would be willing to include language in the lease.  Mr. Wainright felt this agreement partially met his concerns.  
Mr. Keener moved to recommend to the Board of Supervisors that the proposed amendments be added to the mobile home ordinance.  Mr. Benner seconded the motion.  The motion carried 5-2 with Mr. Wainright and Mr. Buckalew voting against it.  
B. OPEN SPACE – RURAL CLUSTERING ORDINANCE AMENDMENT:

Ms. Farkas reported that Staff has provided an updated draft of the rural clustering ordinance amendment.  This draft has been revised to reflect the language that was discussed at last month’s meeting.  She said there are a number of outstanding items to be addressed.  

Chairman Igo stated that the Planning Commission should first begin discussion on whether or not a minimum and/or maximum lot size should be set for the commercial use.  Mr. Shea said in every zoning district there is a minimum lot size set for every use.  

Mr. Shea said the Planning Commission should decide what percentage of the land use may be used for commercial and what the minimum and/or maximum lot sizes should be, and whether there should be a limit on the size of the building.  
Mr. Weener inquired if the commercial use would be designated as part of the 70 percent developed space or as part of the 30 percent open space.  Mr. Shea said it would be included in the 70 percent developed area.  Mr. Weener felt that there should be no more than two or three designated locations to be used for commercial uses.  He suggested having one in the center of the development to serve its direct residences, such as a convenience store.  He suggested another location at the entrance to the development, such as a daycare center, in order to service non residents and to ensure that they don’t get lost in the new development.  He said each location could contain multiple businesses and by requiring no more than a certain number of locations, it serves to contain the commercial uses so they are not scattered throughout the development.  
Chairman Igo asked if the Planning Commission agreed that 5 percent of the total tract could be designated for commercial use.  By consensus, the Planning Commission agreed that 5 percent was a reasonable allowance for commercial uses.  
Chairman Igo asked if the Planning Commission thought the commercial uses should all be contiguous or if they should be scattered.  Mr. Shea thought the minimum lot size should perhaps be 10,000 square feet with a maximum of one acre.  Ms. Levi felt that there should not be a minimum lot size in order to better accommodate small vendors such as an ice cream shop, where parking would be part of the common area.  Ms. Farkas suggested defining the distinction between permanent vendors and seasonal vendors.  General discussion ensued.  
Ms. Farkas gave an overview of the neighborhood commercial regulations in Ferguson Township’s traditional neighborhood development ordinance. 

The Planning Commission agreed upon 5 percent of the total tract to be designated as commercial, with a minimum lot size of 3,000 square feet, a maximum lot size of 1 acre, and a maximum of one commercial location per 40 acres of the total tract.  Mr. Sepp suggested making provisions for shared parking in the ordinance.  Chairman Igo suggested including a provision in the ordinance for a non-strip mall.  

Chairman Igo stated the Planning Commission should now discuss what the maximum building size should be.  Mr. Shea suggested that it may be simpler to have a lot coverage percentage to determine the building size.  He suggested 25 percent of the lot coverage.  Ms. Liggett pointed out that too much parking is undesirable in order to encourage walk ability.  The Planning Commission agreed upon a maximum commercial building size equal to 25 percent lot coverage, with provisions in the ordinance for residential living above commercial units.  
Mr. Sepp also recommended 1.5 acres to include parking and allowance for mixed commercial uses per commercial site.  
Chairman Igo said the last main issue to discuss concerns signage.  Mr. Weener felt that the current sign ordinance Harris Township uses should be sufficient enough.  Mr. Shea recommended amending the sign ordinance to include an allowance for one off-premise sign not to exceed 25 square feet which can also be double sided.  He suggested including language that allows the sign regulations for the Village District to be applied to this district as well.  Mr. Shea said the amendments to the sign ordinance should be referenced in the rural clustering ordinance.  
Mr. Wainright suggested that there be provision in the ordinance for a community center that is not a commercial use and that can be included in the open space area.  

Ms. Farkas suggested that the Planning Commission review the draft ordinance once more at their next meeting in order to give staff time to add the discussed changes and to be sure that everything is included.  

C. AGENDA FOR SEPTEMBER:

Chairman Igo said the Planning Commission should discuss the open space – rural clustering ordinance amendment at their next meeting.  Ms. Farkas said they should also begin discussing the next item on their work agenda, which is parking in the village district.  
REPORTS:

Zoning Permits: 
The zoning permits were circulated for review. 
CRPC:
Mr. Buckalew said the developments of regional impact from Harris Township and Halfmoon Township were reviewed at the August CRPC meeting.  He said in Halfmoon Township they are looking at the rural village district, where amendments to their zoning are being considered that could result in more density.   
ADJOURNMENT:

There being no further business to discuss, Mr. Keener moved to adjourn the meeting.  Ms. Kresen seconded the motion.  Chairman Igo adjourned the meeting at 9:20 PM.  

Respectfully Submitted,

Amy Farkas

Township Manager
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